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1. Introduction 

1.1  Background 

GSP Group was retained by Skydevco Inc. (“Skydevco”) as the land use planning consultant for 

planning approvals for its site at 75 Farquhar Street and 70 Fountain Street in Guelph (the “Site”). 

Skydevco is proposing an Official Plan Amendment and Zoning By-law Amendment for its site located 

on Wyndham Street between Farquhar Street and Fountain Street. The proposed Amendments would 

allow the site’s redevelopment for a 25-storey mixed-use building with office and retail uses on the 

building’s podium floors and purpose-built rental apartment units in the tower above. The proposed 

development was initially discussed with the Development Review Committee at a June 12, 2019 pre-

consultation meeting at which the submission requirements were identified (see Appendix A). 

 

1.2 Proposed Applications 

The site is currently designated “Institutional or Office” in the Downtown Guelph Secondary Plan, 

which permits a range of office, community and institutional uses as well as compatible other 

employment uses such as retail uses. Residential uses are not permitted, either as primary or 

secondary uses. Despite this, the existing “Central Business District (CBD.1-1)” with site-specific 

provisions on the site does permit dwelling units within mixed-use buildings containing permitted 

commercial uses, such as office and retail uses, although there is a maximum height restriction of 6 

storeys.  

 

Thus, both an Official Plan Amendment and Zoning By-law Amendment are required to permit the 

proposed redevelopment. The Official Plan Amendment will change the site’s designation to one that 

permits mixed-use development including residential uses, including changes to the maximum height 

permissions. The Zoning By-law Amendment will change the site’s zone and establish site-specific 

regulations, including those concerning building height, building massing, and parking, tailored to the 

proposed design. 

 

1.3 Contents 

This Planning Justification Report assesses the rationale and justification for the proposed 

development concept and implementing Zoning By-law Amendment.  It provides:  

•  A description of the Site and its context within the surrounding community (Section 2);  

•  An outline of the proposed development plan for the Site (Section 3); 

•  A summary of the supporting technical studies and their findings (Section 4); 

•  An assessment of the planning policy informing the proposed Amendments (Section 5);  

•  An outline and justification of the proposed Amendments for the Site (Section 6);  

•  A planning opinion concerning the proposed Amendments (Section 7).   
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2. Site Conditions& Context 

2.1 Location and Description 

The Site is within Downtown Guelph along the east side of Wyndham Street, bounded by Fountain 

Street to the north and Farquhar Street to the south (see Figure 1). It is a single parcel of land known 

municipally as 70 Fountain Street and 75 Farquhar Street. It is rectangular in shape and 0.213 

hectares in size, with approximately 33 metres of frontage along Wyndham Street, 65 metres of 

flankage along Farquhar Street, and 66 metres of flankage along Fountain Street. For the purposes of 

this Planning Justification Report, the Farquhar Street side of the Site is described as west, the 

Wyndham Street side as south, the Fountain Street side as east and the remaining side as north. 

 

2.2 Existing Site Conditions 

The Site is a developed property (see Figure 2). There is a 2-storey office building on the Site 

containing several different commercial and government uses. The building was constructed in 1957. 

The property is listed on the City of Guelph’s Municipal Register of Cultural Heritage Properties for 

reasons of its representative Federal style, including stacked veneer panels and aluminum curtain wall 

with steel spandrels. There is an existing surface parking lot behind the building containing 

approximately 40 parking spaces for office tenants. 

 

There is an existing vehicular access to the Site along Farquhar Street to a rear surface parking area. 

Existing walkways lead from the public sidewalks to building entrances at the corners of Wyndham 

Street with Farquhar Street and Fountain Street. Additionally, an existing walkway from the public 

sidewalk on Fountain Street along the back of the building leads to the parking lot. 

 

The Site’s topography drops generally northwest to southeast across the property, with the existing 

building appearing as 2 storeys along Farquhar Street and 3 storeys along Fountain Street. The 

walkway from Fountain Street sits approximately 4 metres below that of the access on the Farquhar 

Street side. Existing site plantings are generally limited to sodded areas as well as low plantings 

surrounding building entrances and there are several trees within the public rights-of-way. 

 

The Site is a brownfield property given past industrial uses. The Phase I Environmental Site 

Assessment (ESA) identifies past use as a coal storage yard, a “gasol station” and underground 

storage tanks. The Phase 2 ESA identifies impacted soils and the need for a Record of Site Condition. 

 

The Site is currently serviced. Farquhar Street has an existing sanitary sewer and storm sewer in the 

front of the building and drain towards the infrastructure on Wyndham Street, as well as an existing 

watermain on the western side of Farquhar Street. Fountain Street has an existing watermain and a 

storm sewer. Wyndham Street contains major underground infrastructure including a sanitary sewer, 

storm sewer, and watermain, as well as utilities and telecommunication infrastructure. 
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IMAGE 1:  Wyndham Street face of existing building 

IMAGE 2:  Fountain Street side of Site and building IMAGE 3:  Fountain Street side of existing building 

IMAGE 4:  Farquhar Street side of existing building IMAGE 5:  Existing site parking at rear of building 



 

 
Planning Justification Report   |   75 Farquhar / 70 Fountain   |   Mixed-Use Redevelopment 5 
GSP Group   |   December 2019  

2.3 Immediate Site Context 

The context immediately surrounding the Site is mixed in use and varied in form. The remainder of the 

Site’s block is comprised of residential and commercial uses. Three 2-storey detached dwellings sit to 

the north of the Site as through-lots that extend between Farquhar Street and Fountain Street. A 3-

storey residential building abuts the north side of the last of these detached dwellings and has surface 

parking on each of the Farquhar Street and Fountain Street sides. Beyond this building, the 3-storey 

Granary Building sits at the ends of Farquhar Street and Neeve Street, containing the Chamber of 

Commerce and other offices, with surface parking on the building’s west, north and east sides. 

 

The former Drill Hall (72 Farquhar Street) faces the Site from the northeast corner of Wyndham Street 

and Farquhar Street. This 2-storey building was originally built for the militia and as a community hall, 

and later was used for commercial and industrial uses. Currently the building is vacant. The property is 

designated on the Guelph’s Municipal Register of Cultural Heritage Properties for reasons of its 

architectural elements and character. 

 

The Guelph Central Station is to the west of the Drill Hall across the rail line. This integrated transit 

hub for Guelph provides facilities for GO trains and buses, VIA Rail trains, intercity buses including 

Greyhound and Guelph Transit buses. The Station’s building is situated at the corner of Wyndham 

Street and Carden Street with the transit facilities extending behind along the rail line. The kiss-and-

ride and commuter parking lot sits to the east of the rail line along Farquhar Street facing the Site’s 

west side, which includes an underpass of the rail line connecting to the Station. 

 

The block facing the Site’s east side, south of Grant Street, contains a 2-storey office building the 

Ontario Court of Justice. The building sits mid-point on the block with surface parking areas between 

the building and both of Fountain Street and Surrey Street.   

A large municipal parking lot with 202 parking spaces sits across from this building at the southeast 

corner of Wyndham Street and Fountain Street. Vehicular access to the parking lot is from Fountain 

Street. North of Grant Street, the block principally contains 2-storey detached dwellings although two 

have been converted to restaurant uses. 

 

The Armoury sits at the southwest corner of Wyndham Street and Farquhar. This 2-and 3-storey, “T”-

shaped “fortress” facing Farquhar Street is a Recognized Federal Heritage Building, owing principally 

to its military historical association and quality architecture. A surface parking area sits to the building’s 

west and south sides. 

 

The Guelph Police Services headquarters faces the Site from across Wyndham Street between 

Fountain Street and Farquhar Street. The building is currently undergoing a deep renovation and 

expansion, the latter including the construction of a new 4-storey parking garage to the rear facing 

Freshfield Street. The headquarters occupies the entirety of this block.  
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IMAGE 6:  Vacant Drill Hall (72 Farquhar) facing Site’s west 

side 

IMAGE 7:  Central Transit Station facing Site’s west side 

IMAGE 8:  Detached dwelling (81 Farquhar) abutting Site IMAGE 9:  Office building to north on Farquhar 

IMAGE 10:  Provincial Courthouse facing Site’s east side IMAGE 11:  Fountain Street Lot across Farquhar  

IMAGE 13:  Armoury across Farquhar  IMAGE 12:  Guelph Police Headquarters across Farquhar 
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2.4 Downtown Surroundings 

The prevailing land use pattern within Downtown Guelph is mixed.  The predominant pattern generally 

is commercial, community and institutional uses but there are pockets of low-rise residential and tall 

residential buildings throughout the area (see Figure 3). The Goderich-Exeter Railway line generally 

bisects Downtown Guelph. There is a general distinction in the nature of the Downtown’s use and built 

form patterns to the north and south of the rail line.  

 

The area to the north includes the “core” of Downtown Guelph extending generally from the 

intersection of Wyndham Street and Macdonell Street. This area contains the bulk of Downtown’s 

cultural and community uses as well as shops, restaurants and several taller residential buildings. This 

area features a characteristically more traditional “main street” form with street-oriented buildings. 

 

This area to the south has a more mixed character in terms of land use and built form patterns. This 

area from the rail line has a mix of commercial uses as the predominant pattern.  Additionally, there is 

a pocket of low-rise residential uses north of Wyndham Street, which includes numerous conversions 

of detached dwellings to commercial uses. There are several high-rise residential developments on 

both sides of the Speed River, including the Metalworks, River Mill and River House developments. 

Large portions of this area feature a more transitional built form pattern with a characteristic auto-

oriented commercial form with surface parking to the front and buildings back on the properties.  

 

Downtown is well-served by numerous community facilities and infrastructure (see Figures 4 and 5). 

Downtown has a concentration of institutional uses throughout its boundaries, including several 

elementary schools and churches, government offices include Guelph City Hall and the Wellington 

County administration office, and several community offices and programs. The Basilica of Our Lady 

Immaculate sits prominently as the western end of Macdonell Street. For recreation purposes, there 

are many smaller park spaces and plazas throughout the Downtown fabric as well as several larger 

parks linked along the Speed River and Eramosa River connected by a multi-purpose trail system. 

There are several municipal parking facilities dispersed throughout Downtown, including the Fountain 

Street Lot facing the corner of the Site and the Market Parkade beside City Hall. 
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3. Description of Redevelopment Proposal 

The proposed redevelopment intends to intensify the Site within Downtown Guelph and adjacent to 

the Guelph Central Station with a mixed-use development of residential and commercial uses in a 

form and design that fits with the surrounding context and displays design excellence. The 

redevelopment proposal would see the demolition of the existing building on the Site while sensitively 

preserving the existing heritage façade for its re-use and incorporation into the new building design. In 

its place, a new 25-storey mixed-use building containing retail, office, and residential spaces would be 

constructed (see Figure 6). The redevelopment proposal contains a total of approximately 3,900 

square feet of retail floor space, approximately 67,000 square feet of office floor space and 180 

purpose-built rental apartment units. The office space is intended to be Skyline’s consolidated 

headquarters and the retail and apartment components will be part of Skyline’s rental portfolio. 

 

The redevelopment proposal uses a podium and tower development form. The podium is 4 storeys in 

height along Farquhar Street (16.9 metres) and 5 storeys along Wyndham Street and Fountain Street 

(20.1 metres and 21.89 metres respectively) given the Site’s topography. The podium is situated at the 

property lines (0 setback) on Wyndham Street, Farquhar Street and Fountain Street. Along the 

northern property line shared with the abutting residential property, the podium is set back 0.5 metres 

for the 1st and 2nd storey, above which the 3rd through 4th storeys steps back 4.5 metres from the lower 

podium edge. 

 

The podium contains ground floor retail and office space, together with lobby and amenity functions. 

The western side of the podium’s ground floor along Wyndham Street is lined with continuous retail 

floor space that extends to a double floor height (see Figures 7a through 7d). It is expected that this 

retail space will be comprised of a series of individual units with direct accesses to the sidewalk. The 

ground floor along the Farquhar Street frontage contains a combination of office spaces, the main 

entrance lobby to residential and office spaces, the flankage of the retail space, and functional area 

including the internal loading and garbage area. The ground floor along the Fountain Street frontage 

principally contains the flankage of the retail floor spaces and the P1 parking garage level where it 

rises above grade (see Figure 8a). The 2nd through 4th floors of the building’s podium exclusively 

contains office floor space (see Figures 8a and 8b). 

 

The tower rises 21 storeys (66 metres plus mechanical penthouse) above the podium. It rises in a 

slender fashion with a square shaped 660 square metre footprint, measuring generally 29 metres by 

25 metres at its widest extent. The tower is positioned centrally atop the podium with substantial 

setbacks from the Wyndham Street podium edge and the northern podium edge (17 to 18 metres) and 

smaller setbacks from the Farquhar Street podium edge (3 metres) and Fountain Street podium edge 

(4.8 metres). 

 

The tower contains all 180 purpose-built residential units proposed as part of the redevelopment. The 

units are a mix of smaller 1-bedroom and 2-bedroom units, the preliminary floor plans showing a range 

from 569 square feet to 773 square feet (see Figure 8c). 



 

 
Planning Justification Report   |   75 Farquhar / 70 Fountain   |   Mixed-Use Redevelopment 13 
GSP Group   |   December 2019  

Parking in the redevelopment proposal is entirely contained within an integrated parking garage.  The 

proposal contains 207 parking spaces in total, which will be shared parking between the office, retail 

and residential uses. Parking is provided on four underground parking levels, P1 through P4 (see 

Figure 8d). Levels P2 through P4 are completely underground, while the P1 level is partially exposed 

on the Fountain Street side given site topography. A vehicular entrance to all levels of the parking 

garage is provided at the northeast corner of the building on Fountain Street. 

 

The redevelopment proposal contains several indoor and outdoor amenity areas. The upper podium 

step-backs on the north side of the building incorporates a linear outdoor amenity area for the 

building’s office spaces. The entirety of the podium rooftop (atop the 4th storey) will contain an outdoor 

terrace area of approximately 13,500 square feet. Additionally, residential units have individual unit 

balconies.  
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IMAGE 14:  View from Farquhar and Wyndham  

IMAGE 15:  View from Fountain and Wyndham  
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IMAGE 15:  View from Wyndham  

IMAGE 15:  View from Farquhar 
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4.  Supporting Studies 

4.1  Functional Servicing and Stormwater Management Report 

WalterFedy prepared the Functional Servicing and Stormwater Management Report (November 12, 

2019) as part of the complete application requirements for the proposed development. The Report 

identifies how the development will be serviced, including water, sanitary and storm connections to the 

existing municipal infrastructure. It outlines the availability of the municipal system to accommodate 

the development and how the stormwater management design meets City criteria. The Report makes 

the following conclusions: 

•  Subject to the results of a hydrant flow test, the existing 300-mm-diameter watermain on 

Wyndham Street is assumed to be sufficient to provide domestic and fire flows to the site, within 

the pressure and velocity constraints stipulated by DGSSMS.  

•  A 200-mm-diameter watermain service for the site will convey the required flows to the proposed 

building.  

•  The existing 375-mm-diameter sanitary sewer on Wyndham Street is assumed to be sufficient to 

convey sanitary flows from the site.  

•  A 200-mm-diameter sanitary sewer for the site will provide gravity service from the proposed 

building and convey the flow to the municipal sewer within the MECP-stipulated velocity ranges.  

•  Stormwater management quality control is not required for the development, as all the runoff 

from the site is considered clean.  

•  Stormwater management quantity control will be provided through flow control roof drains if 

required.  

•  Perimeter silt fence, silt fence at the base of all stock piles, filter fabric over storm and sanitary 

structures, and construction entrance mud mats can provide erosion and sediment control. 

These will be designed during detailed design. 

 

4.2 Transporation Impact Assessment, TDM and Parking Study 

Paradigm Transportation Solutions Limited prepared the Transportation Impact Assessment, 

Transportation Demand Management and Park Study (November 2019) as part of the complete 

application requirements for the proposed development. The TIA analyzes the traffic forecasts and 

impacts at full build-out of the development, outlines strategies for transportation demand 

management, and provides the parking supply justification. From a traffic perspective, the TIA: 

•  Forecasts that all study area intersections will operate within acceptable levels of service at the 

2029 horizon and, therefore, there is no impact on the adjacent road system; 

•  Projects the proposed Fountain Street driveway entrance to the underground parking will 

operate at satisfactory levels of service under future traffic conditions; 

•  Identifies that the proposed Farquhar Street service entrance can accommodate the turning 

maneuvers of waste collection vehicles, although it is recommended for controls during 

reverse maneuvering; and 

•  Demonstrates that off-site remedial measures are not required. 
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The TIA outlines a comprehensive strategy for Transportation Demand Management (TDM) that is 

proposed for the new building. The TIA identifies that the Site’s proximity to existing public transit, the 

surrounding active transportation infrastructure, and surrounding community amenities, facilities and 

uses lends to providing attractive, convenient and safe alternatives to driving. Further to these 

contextual attributes, the TIA identifies a series of TDM measures proposed for the new building. The 

proposed TDM program includes an unbundled parking supply, carshare parking, transit information 

and passes, shower and change facilities, and an assigned TDM coordinator within the building. 

 

The TIA assesses the proposed parking demand and supply in respect to the requested reduced 

parking requirements in the proposed Zoning By-law Amendment. The TIA supports the reduced 

minimum parking requirements and makes the following conclusion: 

207 spaces are proposed at four levels of underground parking. The proposed parking supply 

is lower than the ZBL requirement of 285 spaces. However, the reduction in parking supply 

can be justified based on the parking demand appropriate to the proposed development and its 

location near the downtown core and in close proximity to the Guelph Central Station. The 

parking demand is estimated to be between 185 to 200 spaces, based on: a) auto-ownership 

levels in apartment developments in and around Guelph’s downtown area; b) the potential for 

significant alternative modal shares involving transit usage and walking; and c) the potential for 

shared parking between complementary land uses in the development. The parking demand 

estimate [and] the proposed supply are consistent with the City’s emphasis on reducing 

automobile usage and parking practices in comparable Ontario municipalities. 

 

4.3 Cultural Heritage Resource Impact Assessment 

CHC Limited prepared the Cultural Heritage Resource Impact Assessment (November 27, 2019) as 

part of the complete application requirements for the proposed development. The Cultural Heritage 

Resource Impact Assessment (CHRIA) follows the City’s Cultural Heritage Resource Impact 

Assessment Guidelines to assess impacts of the proposed redevelopment and applications for the 

Site. The CHRIA deems the existing building to be of heritage significance owing to its representative 

“International Style” of architecture and its association with T. Allan Sage. The identified cultural 

heritage attributes are the scale, massing and method of dealing with the sloping Site; the limestone 

and granite veneered non-load bearing walls; and the glazed and solid panel curtain wall sections. 

Additionally, it notes that the property at 72 Farquhar Street (Drill Hall across Farquhar Street from 

Site) and 81 Farquhar Street (abutting north side of Site) are adjacent designated heritage resources 

and that there are several other listed and designated properties in the area surrounding the Site. 

 

In assessing the proposed redevelopment’s design, the CHRIA notes that the changes to the existing 

building are substantial, although the “view from the street will be very reminiscent of the current 

building” with the re-use of the existing building facades and the tower setbacks from the base. The 

CHRIA assessed the potential negative impacts from the proposed redevelopment on the Site’s 

cultural heritage resource, per the Ontario Heritage Tool Kit. Concerning impacts, it finds: 

•  The above-stated cultural heritage attributes or features are reused in the new building; 
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•  The existing building’s attributes are “showcased via a backdrop of contrasting 

materials…differentiating it from the historic fabric”; 

•  That shadows cast “do not alter the appearance of heritage attributes, nor change the viability 

of plantings”; 

•  The surrounding context is largely of modern buildings and heritage resources are not isolated 

from their environment as they remain contiguous; 

•  While views are altered by the increased mass and height, “significant views are not 

obstructed by the proposed building and the small footprint and setback of the tower reduces 

the impact of its height”; 

•  The land use change with the additional of retail and residential has no impact on Site’s 

cultural heritage value; and 

•  The only potential negative impact is to the adjacent designated building (81 Farquhar) from 

construction vibration, particularly concerning bedrock removal. 

 

The CHRIA does address methods of avoiding or minimizing impacts on cultural heritage resources 

per Ministry guidance. It considers alternative development approaches to that of the proposed 

conservation and re-incorporation of the existing building facades. In this vein, the CHRIA notes: 

An alternate that respects the heritage attributes of the building is retention of the 

existing building and adding to it in the parking lot to the east. This approach, while 

retaining the building in its entirety, presents a number of issues. Desired retail space on 

the ground floor cannot be accommodated without dramatically altering the curtain wall 

Wyndham Street façade as there is no current access to the street from that façade and 

the 1958 glazing system is inadequate from an energy conservation viewpoint and will 

not meeting current building code requirements.  Underground parking to satisfy the 

requirements of the existing and additional floor space cannot be provided in the limited 

space of the existing surface parking lot. 

 

The CHRIA concludes: 

In the opinion of the author, the adaption and re-use of the street facades, including the 

original limestone and granite materials and glazing pattern is an appropriate means to 

mitigate the impact on the existing listed building on this site. Elevating the original floors 

brings retail life to the streets, an added bonus. The substantial stepping back of the tower 

and the two-storey portion of the proposed building where it is adjacent the designated 

property at 81 Farquhar Street successfully mitigates any impact to that property. If the 

recommendations of this CHRIA are adhered to, the impact to the heritage attributes of the 

property is expected to be minimal and there will be no negative impact to the adjacent 

listed and designated properties or to significant views of cultural heritage resources. 
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4.4 Noise and Vibration Impact Study 

RWDI prepared the Noise and Vibration Impact Study (November 25, 2019) as part of the complete 

application requirements for the proposed development. The study assessed the potential noise 

impacts from surrounding road traffic (Wyndham Street South, Carden Street, Macdonell Street, and 

Wellington Street East), rail traffic from GO and VIA operations on the nearby rail line and noise from 

surrounding commercial uses and it assessed the potential vibration impacts from the rail line 

operations. The Study makes the following conclusions: 

•  For vibration impacts, the Study concludes that the measured vibration levels from GO and 

VIA Rail meet the limit set out in the Railway Association of Canada Guidelines, while the CN 

freight train measurement is needed for the detailed study at the time of Site Plan Approval. 

•  For road and rail noise impacts, the Study concludes that proposed development would 

address traffic noise requirements with the installation of central air conditioning, the inclusion 

of warning clauses in agreements, and the “installation of noise mitigation measures including 

barriers, upgraded Sound Transmission Class (STC) rated windows and attenuation on 

sources located at surrounding commercial facilities”. 

•  For stationary noise impacts, the Study concludes that the cumulative sound from surrounding 

commercial, institutional and public use facilities (including Guelph Police Services, Ontario 

Court of Justice, Field Artillery Regiment, Hammill House, the bus depot, trains idling in the 

train station, cafes, restaurants, stores and an auto mechanic garage) would, on worst-cast 

basis, exceed the applicable limits. The Study notes:  

The guidelines intend that this noise is mitigated at the source. They do not allow noise 

from these sources to be mitigated on the development building unless the site is 

designated as Class 4 by the municipality.  If mitigation of these source is determined 

to be infeasible, a Class 4 designation would allow the applicable sound level limits to 

be achieved. A Class 4 designation would require central air conditioning be provided 

and may require upgraded building components. Measurement of actual sound levels 

for all sources is recommended for site plan approval. 

 

4.5 Pedestriand Wind Study  

RWDI prepared the Pedestrian Wind Study (November 25, 2019) as part of the complete application 

requirements for the proposed development. The Study assessed the potential wind comfort and 

safety conditions resulting from the proposed development, based on wind tunnel testing of the 

proposed development under existing and proposed conditions, and recommends mitigation 

measures as necessary. The Study finds the following in respect to proposed wind conditions: 

•  Existing wind speeds on and around the project site are comfortable for the intended 

pedestrian use throughout the year.  

•  In the summer, slightly higher wind speeds are predicted with the addition of the proposed 

building to the site; however, most areas are anticipated to remain comfortable for the 

intended use.  
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•  In the winter, seasonally stronger wind speeds are expected to result in elevated wind 

conditions on and around the site, with potentially uncomfortable conditions on the site itself 

and along nearby streets. Wind speeds at the main entrances are predicted to be potentially 

slightly too windy for the intended pedestrian use.  

•  Existing wind speeds meet the wind safety criterion at all locations tested. With the addition of 

the proposed development, wind speeds at most locations are still anticipated to meet the 

wind safety criterion, with the exception of the southwest and northwest building corners. 

 

Based on the above, the Study concludes that “the proposed development is viable from the 

perspective of pedestrian wind comfort given that appropriate wind control measures are implemented 

on the proposed building and/or on the project site itself”. 

 

4.6 Urban Design Brief 

GSP Group prepared the Urban Design Brief (November 2019) as part of the complete application 

requirements for the proposed development. The Brief assesses the design of the proposed 

development per the relevant design-related polices of the Guelph Official Plan as well as the Guelph 

Built Form Standards in respect to tall building performance standards. The Urban Design Brief 

conclude that the “proposed development and its design reflects the design intent for Downtown 

Guelph and represents good urban design”, noting the following reasons: 

• The proposed building’s low-rise podium provides a street-oriented and pedestrian-scaled 

building form with active uses on the ground floor and its architecture prominently reflects the 

site’s history and the existing building’s heritage attributes.  

• The proposed building’s point tower rises in a slender fashion from the podium.  

• The substantial tower step-back from Wyndham podium edge ensures a pedestrian scale 

along this principal pedestrian corridor; the substantial tower step-back from the rear podium 

edge appropriately transitions to the abutting residential properties.   

• The proposed development’s sustainability approach includes a thorough TDM program to 

reduce reliance on cars, energy conservation and efficiency initiatives in the building envelope 

and interior, water conservation and LID measures, and on-site energy generation.  

• The proposed development is shown to make substantial contributions to the target of the 

Guelph’s Community Energy Initiative. 

• Concerning the increased building height, the impacts of a taller form have been or can be 

mitigated. The shadows cast by the proposed building are minimal in effect on surrounding 

streetscapes and residential properties. The proposed building is not within a protected view 

corridor of the Basilica and does not overcrowd the skyline and diminish it’s prominence. 

• The proposed development’s form and design appropriately responds to the relevant design-

related policies and design standards of the City, including Section 8 of the Guelph Official 

Plan, the built form and site design policies of the Downtown Guelph Secondary Plan, the 

design-related policies of the proposed Mixed Use 1 designation, and the Downtown Guelph 

Built Form Standards respecting tall buildings. 
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5. Planning Policy Analysis 

5.1 Policy Framework 

5.1.1 Planning Act 

The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the policy-led land use planning 

system for Ontario that outlines matters of provincial interest as part of municipal planning decisions 

and provides for statutory planning processes in Ontario. Section 2 of the Planning Act identifies the 

breadth of matters considered as being provincial interest which a municipality must “have regard to” 

in carrying out its responsibility under the Planning Act. These matters are general in nature and are 

captured in more detail through the policy statements and provincial plans issued under the Section 3 

of the Planning Act. The following matters are relevant for the Site’s redevelopment: 

(d)  the conservation of features of significant architectural, cultural, historical, archaeological or 

scientific interest; 

(e)  the supply, efficient use and conservation of energy and water; 

(f)  the adequate provision and efficient use of communication, transportation, sewage and water 

services and waste management systems; 

(g)  the minimization of waste; 

(h)  the orderly development of safe and healthy communities; 

(j)  the adequate provision of a full range of housing, including affordable housing; 

(k)  the adequate provision of employment opportunities; 

(l)  the protection of the financial and economic well-being of the Province and its municipalities; 

(o)  the protection of public health and safety; 

(p)  the appropriate location of growth and development; 

(q)  the promotion of development that is designed to be sustainable, to support public transit and 

to be oriented to pedestrians; 

(r)  the promotion of built form that(i) is well-designed, (ii) encourages a sense of place, and (iii) 

provides for public spaces that are of high quality, safe, accessible, attractive and vibrant; 

(s)  the mitigation of greenhouse gas emissions and adaptation to a changing climate.  

 

5.1.2 2014 Provincial Policy Statement 

The 2014 Provincial Policy Statement (the “2014 PPS”) provides land use planning policy on matters 

of provincial significance. The 2014 PPS came into effect on April 30, 2014. The overriding vision of 

the 2014 PPS states that “the long-term prosperity and social well-being of Ontarians depends on 

maintaining strong, sustainable and resilient communities for people of all ages, a clean and healthy 

environment, and a strong and competitive economy”. Section 3(5) of the Planning Act specifically 

requires that municipal council decisions regarding the exercise of authority concerning planning 

matters “shall be consistent with the policy statements issued under subsection (1) that are in effect on 

the date of the decision”. 
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5.1.3 Draft 2019 Provincial Policy Statement 

The draft 2019 Provincial Policy Statement (the “draft 2019 PPS”) will replace the 2014 PPS once 

finalized and approved. The modifications in the draft 2019 PPS policies principally affect policies 

concerning housing supply, intensification and transit-supportive development. The draft 2019 PPS 

resulted from the review process emanating from Ontario’s Housing Supply Action Plan (“More 

Homes, More Choices”) that was passed by the Ontario government in 2019. Engagement on the PPS 

review was undertaken throughout 2019 and the deadline for comments on the draft 2019 PPS was in 

October 2019. It is expected that the 2019 PPS will come into force and effect in the first part of 2020, 

however, no timelines or modifications to the draft policies resulting from engagement are known at 

this point. 

 

5.1.4 2019 Growth Plan 

The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) is the Province’s growth 

strategy for the Greater Golden Horseshoe region. The 2019 Growth Plan came into effect on May 16, 

2019, replacing the previous 2017 Growth Plan. The Growth Plan builds on the PPS with more 

specific land use planning policies as “a framework for implementing the Government of Ontario’s 

vision for building stronger, more prosperous communities by managing growth in the region to 2031”. 

Section 3(5) of the Planning Act specifically requires that municipal council decisions regarding the 

exercise of authority concerning planning matters“ shall conform with the provincial plans that are in 

effect on that date, or shall not conflict with them, as the case may be". 

 

5.1.5 City of Guelph Official Plan  

The Guelph Official Plan provides the City of Guelph’s goals, objectives and policies for guiding 

growth and development to 2031. The current version of the Official Plan is a result of a three-phase 

review and update process. This included Amendment 39 concerning Growth Plan conformity 

(approved in 2009), Amendment 42 concerning the natural heritage strategy (approved in 2014) and 

Amendment 48 concerning outstanding matters of the update (approved on October 5, 2017 except 

for certain site-specific appeals). 

 

5.1.6 Downtown Guelph Secondary Plan 

The Secondary Plan for Downtown Guelph forms part of the Guelph Official Plan, encompassing the 

entirety of Section 11.1, but is discussed separated in this Planning Justification Report for clarity. The 

Secondary Plan was approved by Council in May 2012 and was generally in full force and effect at the 

time, further to the resolution of general appeals in June 2013 (and site-specific appeal resolution by 

November 2015). The Secondary Plan policies replaced the existing Central Business District policies 

with new policies for the Downtown Urban Growth Centre. 

 

5.1.7 Key Policy Themes 

Eight policy themes permeate the above policy framework and are used to organize the commentary 

and analysis in this report: land use patterns and intensification, transit-supportive development, 

housing, economy and employment, heritage conservation, compatibility, and sustainability. 
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5.2 Land Use Patterns and Intensification 

There are two considerations for land use patterns and intensification in the policy framework. The first 

deals with more general policies in the Provincial and City policies concerning the city’s structure and 

growth; the second deals with specific land use designations on the Site per Guelph policies.  

 

5.2.1 City Structure and Growth 

The 2014 PPS strives for building strong communities that have efficient land use development 

patterns, are mixed in nature, and have a compact built form. Section 1.1.1 calls for a number of 

elements as part of “healthy, livable and safe communities”, including efficient development and land 

use patterns; an appropriate range and mix of different land uses, including residential and 

employment uses; cost-effective development patterns and standards that minimize land consumption 

and costs of servicing; and development and land use patterns that consider the impacts of climate 

change. Section 1.1.3.2a) directs that land use patterns in settlement areas are to be based on 

densities and a mix of land uses which, among other matters, efficiently use land and resources, 

appropriately and efficiently use planned or further community infrastructure and facilities, minimize 

negative impacts to air quality and climate change, and support active transportation and transit. 

  

The 2014 PPS specifically directs intensification within built-up areas. Section 1.1.3.1 directs that 

settlement areas are to be “the focus of growth and development, and their vitality and regeneration 

shall be promoted”. Section 1.1.3.2b) directs that land use patterns are to accommodate “a range of 

uses and opportunities for intensification and redevelopment”. Further to this, Section 1.1.3.3 requires 

that municipalities “identify appropriate locations and promote opportunities for intensification and 

redevelopment where this can be accommodated taking into account existing building stock or areas, 

including brownfield sites, and the availability of suitable existing or planned infrastructure and public 

service facilities required to accommodate projected needs”. Section 1.1.3.4 supports this focus for 

intensification by directing the promotion of that appropriate development standards “which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating risks to public health 

and safety”.   

 

The 2019 Growth Plan focuses growth inwards with the desire for complete communities, echoing the 

direction of the 2014 PPS. Section 2.2.1.2 directs that growth within settlement areas will be focused 

in delineated built-up areas; strategic growth areas; locations with existing or planned transit, 

particularly those with a priority on higher order transit where it exists or is planned; and areas with 

existing or planned public service facilities. Section 2.2.1.4 seeks the achievement of complete 

communities that, among other matters, include a diverse mix of land uses including residential, 

employment and shopping, provide a diverse mix of housing options including affordable housing and 

accommodating different needs, and provide for a compact building form. 

 

Downtown Guelph is the “Urban Growth Centre” on Schedule 2 of the 2019 Growth Plan (see Figure 

9). Section 2.2.3.1 directs that Urban Growth Centres are to be planned as a focal area for investment 

for regionally-servicing uses, accommodate and support regional scale transit, serve as high-density 

major employment centre, and accommodate significant population and employment growth. Section 
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2.2.3.2c) directs that the Downtown Guelph Urban Growth Centre is to be planned to achieve, by no 

later than 2031, a minimum density target of 150 residents and jobs combined per hectare.  

 

Further to these general growth directions, the 2019 Growth Plan provides specific targets for 

intensification for municipalities. For Guelph, Section 2.2.2 identifies that the minimum target is 50 per 

cent of all residential development within the delineated built-up area by the time the next municipal 

comprehensive review is approved and in effect, and for each year thereafter; until that time, however, 

the annual minimum intensification target in the approved official plan in effect as July 1, 2017 applies. 

Section 2.2.3 directs that municipalities are to develop a strategy to achieve this target, which will 

include identifying strategic growth areas as key development focus areas, identifying appropriate 

scales of development in such areas and built form transition to adjacent areas, encouraging 

intensification generally throughout the delineated built-up area, and ensuring lands are zoned and 

development designed to support complete communities. 

 

Section 2 of the Guelph Official Plan outlines the strategic directions that are the foundation of 

various policies. In respect to land use patterns, there are several relevant strategic objectives. 

Concerning housing, the direction is to ensure an “appropriate range and mix of employment 

opportunities, local services, community infrastructure, housing including affordable housing and other 

land uses are provided to meet current and projected needs to the year 2031”. Growth and land use 

directions are meant to “ensure efficient use of public expenditures and municipal financial 

sustainability over the long term”. Furthering this, this section directs development to “areas where full 

municipal services and related infrastructure are existing or can be made available, while considering 

existing land uses, natural heritage systems, development constraints, fiscal sustainability, 

development costs and related factors”. Lastly, strengthening Downtown Guelph’s role as “a major 

area for investment, employment and residential uses such that it functions as a vibrant focus of the 

city” is a principal direction. 

 

Section 3 of the Guelph Official Plan provides objectives and policies for the a “Complete and Healthy 

Community” for Guelph, outlining the structural elements of the Guelph Plan and implementing the 

direction of the 2006 Growth Plan which was in effect at the time of the Official Plan’s formulation and 

approval. Section 3.1 identifies that planning for a complete community is a central theme of the 

Guelph Official Plan, emphasizing the achievement of a “well-designed, compact, vibrant city” that 

provides convenient access to an appropriate mix of employment opportunities, a range of housing 

options, local services and community infrastructure, and public transportation and options for non-

motorized travel. 

 

Downtown Guelph is designated as the “Urban Growth Centre” on Schedule 1 per the Growth Plan 

direction (see Figure 10). Section 3.8.2 directs that Downtown will continue to be an investment focal 

point for office, commercial and community uses as well as an “attracting a significant share of the 

city’s residential growth”, while Section 3.8.3 directs that Downtown will be strengthened and   
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maintained as the preferred location for major office and institutional uses as well as major transit 

infrastructure. Section 3.8.4 directs that Downtown will be planned and designed to: 

i)  achieve a minimum density target of 150 people and jobs combined per hectare by 2031, 

which is measured across the entire Downtown;  

ii)  serve as a high density major employment area that will attract provincially and potentially 

nationally and internationally significant uses;  

iii)  provide for additional residential development, including affordable housing, major offices, 

commercial and appropriate institutional development in order to promote live/work 

opportunities and economic vitality in Downtown;  

iv)  maintain, enhance and promote cultural heritage resources, the Natural Heritage System, 

unique streetscapes and landmarks within Downtown;  

v)  develop additional public infrastructure and services; public open space; and tourist, 

recreational, entertainment, and cultural facilities within Downtown; and  

vi)  accommodate a major transit station and associated multi-modal transportation facilities within 

Downtown, which facilitates both inter and intra-city transit service. 

 

Concerning intensification, Section 3.7.1 directs that significant portions of new residential and 

employment growth will be accommodated through intensification with the built-up area. Section 

3.7.3i) establishes that at least 40% of Guelph’s annual residential development will occur within the 

built-up area by 2015 and each year thereafter. This minimum will need to be increased to 50% by the 

time of the next comprehensive review of the Guelph Official Plan, per the direction of Section 2.2.2 of 

the 2019 Growth Plan that came into effect subsequent to the Official Plan’s approval. Section 3.7.3ii) 

directs that the City will promote and facilitate intensification throughout the built-up area, particularly 

within Downtown Guelph, mixed-use nodes and intensification corridors. For such intensification, 

Section 3.7.3 seeks a diverse and compatible mix of land uses, encouraging higher densities than the 

surrounding area while achieving an appropriate transition of built form and identifying the appropriate 

development types and scale within such areas, where appropriate. 

 

The Downtown Secondary Plan furthers the inward-focused growth direction of the general Guelph 

Official Plan policies. Principle 2 of the Downtown Secondary Plan in Section 11.2.2 strives to “Set the 

Scene for Living Well Downtown” to attract more people living Downtown. The objectives of this 

principle include Downtown accommodating a significant share of the city’s population growth to 2031, 

balancing employment uses with compact residential development, and ensuring new development 

includes or is support by commercial and community amenities and services. 

 

In our opinion, the proposed applications are consistent or conform to the general policies concerning 

land use patterns and intensification in the 2014 PPS, 2019 Growth Plan, Guelph Official Plan and 

Downtown Secondary Plan. The proposed redevelopment efficiently uses the Site and contributes to 

an efficient land use pattern in Downtown Guelph. It will be served by both higher order transit and 

local transit services by the adjacent Guelph Central Station offering intra-regional and city transit 

connections, as well as existing Guelph Transit bus stops on Wyndham Street. The Site is an existing 

fully serviced property and the proposed redevelopment does not require the extension of services nor  
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necessitate infrastructure upgrades. The Site is close to shops, restaurants, public facilities services 

throughout Downtown Guelph. 

 

The proposed redevelopment contributes to the establishment and maintenance of a complete 

community within Downtown Guelph. The proposed building has a mix of retail, office and residential 

uses integrated within the building and has a compact form and development intensity that efficiently 

supports existing public facilities as well as transit. These proposed uses will support and be 

supported by existing residential, commercial, employment, institutional and recreation activities 

throughout Downtown Guelph.  

 

The proposed redevelopment supports the inward-focused growth direction in the policy framework. 

The Site is located within Guelph’s built-up area, specifically within the confines of both the Downtown 

Guelph Urban Growth Centre and Guelph’s Major Transit Station Area. Downtown Guelph and 

specifically the area around the Guelph Central Station including the Site satisfy all four locational 

attributes of Section 2.2.1.2 of the 2019 Growth Plan concerning the focus of growth within settlement 

areas: it is within a built-up area, a strategic growth area, an area with existing transit including higher 

order transit, and an area with existing public facilities.  

 

The proposed redevelopment will contribute to the intensification targets of the 2019 Growth Plan and 

Guelph Official Plan in respect to built-up area of Guelph. The intensity of the proposed 

redevelopment furthers the minimum target of 40% of residential development within the built-up area 

in the existing Guelph Official Plan and the minimum of 50% required for the next comprehensive 

review per the 2019 Growth Plan.  Furthermore, the proposed redevelopment provides an intensity of 

use and form that contributes to Downtown Guelph achieving its density targets per Section 2.2.3.2c) 

of the 2019 Growth Plan and Section 3.8.4 of the Guelph Official Plan. The density of the proposed 

redevelopment at approximately 1,650 people and jobs per hectare substantially contributes to the 

minimum target of 150 per these policies. 

 

The proposed redevelopment supports other policies of Section 3.8.4 of the Guelph Official Plan 

concerning planning and design in Downtown Guelph. The Site is intended for the consolidated 

headquarters of an existing real estate investment management company with substantial operations 

within Guelph and throughout Ontario. It will provide a residential development accommodating 350 

new residents that will contribute to vitality and live-work opportunities in Downtown Guelph. It will 

maintain the cultural heritage attributes of the listed building on the Site, per the commentary 

concerning heritage conservation policies.  Also, it will support the function of the Central Guelph 

Station with the addition of new potential transit users, both residents and tenants. 

 

5.2.2 Existing Institutional or Office Designation 

The Site is currently designated “Institutional or Office” on Schedule C of the Guelph Official Plan (see 

Figure 11). Section 11.1.7.5.1 directs that the Institutional or Office designation may permit a range of 

office, community and institutional uses as well as compatible other employment uses and retail and 
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service uses as secondary uses. Schedule D establishes a minimum building height of 3 storeys and a 

maximum building height of 6 storeys for the Site (see Figure 12).  

 

Section 11.1.7.5.4 identifies that the designation is occupied by buildings that are “expected to remain 

for the life of the Downtown Secondary Plan”. Section 11.1.7.5.4 does distinguish the block between 

Farquhar and Fountain from other areas in that it defers new development on this block to the Mixed 

Use 1 designation’s density and form policies; however, residential uses on the Site or the block are 

not permitted, notwithstanding the Site’s current CBD.1 Zone does permit Dwelling Units as part of a 

building containing commercial uses. The proposed redevelopment’s height is not permitted by these 

policies and, thus, an Official Plan Amendment is required to permit the proposed redevelopment. 

 

Section 11.1.7.5.1 of the Secondary Plan identifies that the Institutional or Office designation is used in 

two instances: to reflect existing significant institutions or existing office buildings and for properties 

close to the Guelph Central Station where a concentration of office or institutional uses would optimize 

the Station’s use. There are nine properties or property clusters that are designated Institutional or 

Office in Downtown Guelph on Schedule C (see Figure 13).  

 

These locations are predominately community or institutional in nature. Eight of the nine locations 

contain government offices, community buildings, religious or educational institutions. Two of the three 

non-institutional office buildings in this designation are located on the subject block, including the 

existing office building on the Site and the Granary Building at the end of Farquhar. Between these 

two properties sits three detached dwellings. Neither of the office buildings meet the definition for 

“major office” per the Official Plan and the properties in between do not contain any office uses.  

 

The Institutional and Office designation permits a broad range of community and institutional uses as 

well as office and compatible employment uses, but it does not require office uses and allows sites to 

be entirely non-employment uses. Much of Downtown Guelph’s office stock, in fact, is contained within 

Mixed Use designations. We conclude that the designation’s purpose it is not a matter of preservation 

of existing office buildings but rather to simply reflect such existing uses.  

 

In our opinion, setting land use policy based solely on existing uses is not appropriate or desirable for 

the optimization and efficiency of land. The Institutional or Office designation’s permitted uses of 

institutional, community-related and office uses together with lower mid-rise height maximums limit an 

optimal use of the land. The existing designation does not use the land and infrastructure in a way that 

is as efficient as possible for such a prominent site, being within a short walk of Downtown’s main 

street core and abutting Guelph’s transit hub, and as part of the Wyndham Street entrance into 

Downtown Guelph. Rather, optimizing the use of the Central Transit Station is better achieved through 

a mixture of the office uses and residential uses. Such a mix, in our opinion, brings a more distributed 

use of transit throughout the day associated with residential uses and makes for the most effective use 

of a property facing the Station. 
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5.2.3 Proposed Mixed Use 1 Designation 

The proposed Official Plan Amendment seeks to redesignate the Site to the Mixed Use 1 designation 

on Schedule C. From a location perspective, a Mixed Use 1 designation on the Site is consistent with 

the pattern in the surrounding area, where the Mixed Use 1 designation is distributed throughout 

Downtown Guelph. The Mixed Use 1 designation covers most of Downtown’s “core” west of the 

railway and most of Downtown between the railway and the Speed River, including for the latter and 

both sides of the Wyndham Street corridor to the east of the Site to Wellington Street. The 

designation’s policies do not specify locational considerations or a rationale for the designation like the 

Institutional or Office designation. The Site is part of an appropriate strategic location for significant 

intensification and the Mixed Use 1 designation.   

 

From a use perspective, the Mixed Use 1 designation is meant for mixed, compact development forms 

that create strong character and pedestrian-oriented environment. The proposed redevelopment 

provides an appropriate mix of uses on the Site, integrated within a mixed-use building. It maintains 

and expands the existing office function on the Site with a threefold increase in the office space. It 

adds a significant component of residential uses to support downtown vitality and higher frequency 

and intra-regional transit viability. Also, it incorporates ground floor retail uses along the entirety of the 

Site’s Wyndham Street frontage, providing activity and street engagement along this principal street 

corridor in keeping with the “active frontages” policy of the Secondary Plan direction for this street. The 

proposed redevelopment appropriately implements the mixed-use, pedestrian-oriented direction of the 

Mixed Use 1 designation. 

 

From a built form perspective, the proposed design supports a commercial, pedestrian-oriented, urban 

streetscape along Wyndham Street as desired by the Mixed Use 1 designation’s built form policies in 

Sections 11.1.7.3.5 through 11.1.7.3.8 and the general built form policies of Section 11.1.7.3.3 and 

11.1.7.3.4 (notwithstanding the Site is currently subject to the built form policies of the Mixed Use 1 

designation per Section 11.1.7.5.4 of the Institutional or Office designation). The continuous 4-storey 

street wall along Wyndham Street built to the Site’s property lines frame the street edges. The retail 

frontage along the Wyndham street edge has smaller scale units and multiple unit entrances and taller 

ground floor heights and a high proportion of transparent windows and doors on the ground floor 

elevation facing Wyndham (and Fountain and Farquhar to lesser degrees) emphasize the ground floor 

relationship with the street. Substantial step-backs from the building base above the 4th storey facing 

Wyndham Street and more modest step-backs from Farquhar Street and Fountain Street sides are 

both in keeping with minimum range of 3 to 6 metres in the policies. Highly articulated and transparent 

building base façades face all three bounding public streets, and they include the creative 

incorporation of the existing building’s facades extending around all three sides. Entrances to retail 

units will be flush grade for accessibility and street relationship. 

 

In our opinion, the Mixed Use 1 designation on Schedule C is a more appropriate designation for the 

Site in that it allows for a mixed, transit-supportive use in keeping with applicable planning policy. It 

provides for a more appropriate utilization of the Site for a mixture of uses, including residential uses, 

that will support transit and the vitality of Downtown Guelph. Although not subject to these 
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applications, in our opinion, the remainder of the subject block is also appropriate for the Mixed Use 1 

designation for the above reason and owing to the existing residential uses on the block, which are not 

permitted by the Office or Institutional designation. 

 

5.2.4 Proposed Site-Specific Policy 

Further to the above Schedule C changes, the proposed Official Plan Amendment is seeking a change 

to Schedule D and a corresponding site-specific policy within the Mixed Use 1 designation to increase 

the maximum building height for the Site. The proposed building height of 25 storeys is taller than the 

existing maximum of 6 storeys applicable to the Site on Schedule D. The proposed height is also taller 

than the highest maximum of 18 storeys in Downtown Guelph, which is located on four properties or 

property groups along Wellington Street.  

 

Schedule D arranges heights in Downtown Guelph, generally, with lower heights within Downtown’s 

core area and immediately surrounding the Central Transit Station and the taller heights at 

Downtown’s periphery. Most of Downtown Guelph west of the Speed River generally requires 

buildings between 3 and 6 storeys in height. Opportunities for taller buildings are located principally 

(except for the Baker Street property) along Wellington Street and on the east side of the Speed River. 

Along Wyndham Street, the maximum heights are up to 18 storeys at the intersection with Wellington 

Street and decreasing to immediately abutting blocks, including 8 storeys for the adjacent block 

between Fountain Street and Surrey Street or 12 storeys along Wellington Street.  

 

The Downtown Guelph Secondary Plan is dated when one considers the significant and continuing 

changes to Provincial planning policy since its approval in May 2012. The Secondary Plan would have 

been formulated based on the 2005 PPS (prior to the 2014 PPS coming into effect) and on the 2006 

Growth Plan (prior to the 2017 Growth Plan and subsequently the 2019 Growth Plan coming into 

effect). The 2014 PPS generally brought in an emphasis on public transit and active transportation as 

the first options for land use patterns, on efficient development patterns that effectively use existing 

infrastructure and facilities, and densities and uses that are transit-supportive. Similarly, the 2017 and 

2019 Growth Plans generally brought in priorities for growth within strategic growth areas (such as 

downtowns) and locations served by existing public transit, particularly higher order transit (such as 

GO trains); increased the percentage of annual residential development to occur in delineated built-up 

areas; placed a substantially greater emphasis on transit-supportive forms along transit corridors and 

surrounding major transit stations; and, in the case of the 2019 Growth Plan, increased the influence 

area of Major Transit Station Areas to approximately 500 to 800 metres. In our opinion, the current 

Secondary Plan does not adequately reflect this emphasis on development intensity surrounding 

transit facilities, given it has remained unchanged in approach from its original approval in 2012. 

 

The 2014 PPS and the 2019 Growth Plan direct growth to built-up areas and require efficient land use 

development patterns, achieved through intensification and redevelopment and building compact, 

mixed-use and transit-supportive communities. As part of the efficiency discussion, both reinforce 

“optimizing” the use of land and infrastructure as part of an efficient development pattern, normally 

defined as the best or most effective use of a property or area. The 2014 PPS in the Part IV preamble 
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states that efficient development patterns “optimize the use of land, resources and public investment 

in infrastructure and public service facilities”. The 2019 Growth Plan in the Section 2.1 preamble states 

the importance of optimizing the “existing urban land supply as well as the existing building and 

housing stock to avoid over-designating land for future urban development”, an emphasis which 

“represents an intensification first approach to development and city-building”.  

 

Schedule D’s distribution of height and intensity runs counter to contemporary land use planning 

practices. Recognizing the importance of transit-supportive uses, forms and densities, such practices 

emphasize placing the highest intensity of uses closest to the transit station to maximize transit usage 

and travel by alternative modes of travel. Ontario’s “Transit Supportive Guidelines” specifically 

reinforce concentrating densities and mixed uses in and around stop and station areas as an “effective 

way of optimizing transit infrastructure, placing more people and uses within close proximity to transit 

facilities and supporting higher levels of pedestrian activity”. Contrary to this practice, Schedule D 

situates the highest intensities on the edges of the 500 metre radius from the Central Transit Station. 

In our opinion, the existing maximum building heights on the Site and, more broadly, for Downtown 

Guelph generally do not represent an optimal use of land and existing transit infrastructure. 

  

We appreciate that optimal land use patterns and intensity do need to consider matters of compatibility 

related to taller building form and intensity within the surrounding context as part of the policy 

objective. Downtown Guelph, however, is not uniform in terms of land use and built form patterns; 

there is a defined divide in character to the north and south of the railway.  

 

This area north of the railway, surrounding the main streets of Macdonell Street and Wyndham Street, 

is the “core” of Downtown Guelph. Characteristically it contains a historic building fabric and a street-

oriented development pattern. There are two general areas for higher rise buildings in the core area: 

the end of Macdonell Street surrounding Wellington Street (up to 18 storeys in height permitted) and 

on and surrounding the Baker Street property (up to 15 storeys in height permitted). The remainder of 

the core principally permits buildings up to 6 storeys in height.  

 

The area south of the railway extending to the Speed River is a transitional area as compared to the 

area to the north. The Wellington Street corridor is auto-oriented in terms of the use and function, 

characterized generally with single-storey buildings set back considerable from the street, large 

proportions of surface parking areas, frequent curb cuts and drive-through functions and more 

utilitarian contemporary architecture. This general pattern extends up the first block along Wyndham 

Street and first two blocks along Gordon Street. The remnant residential pocket north of Wyndham 

Street has a fabric of low-rise residential properties of detached and semi-detached forms, but there 

have been several conversions to commercial uses and multiple units within this residential building 

stock. Other residential uses in this area are limited to the 18-storey River Mill development at 

Macdonell Street and Wellington Street and a single block of rowhouses on Surrey Street south of 

Gordon Street.  

 

Schedule D’s prescriptive lower building heights may be appropriate for the area to the north owing to 

sensitivities related to the established “main street” building fabric and concentration of heritage 
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resources. These sensitivities, however, do not exist in the area south of the railway given it has a 

substantially more varied character of built fabric and land use patterns and is an area that is planned 

to transition in form and pattern of development per the direction of the Secondary Plan. Applying a 

similar 3 to 6 storey maximum building height range to the area south of the railway as to the north, in 

our opinion, represents an underutilization of the land and infrastructure and is not warranted to 

address matters of compatibility. 

 

Section 11.1.7.2.1 of the Secondary Plan establishes the rationale for the establishment of maximum 

building heights on Schedule D and the establishment of locations for taller buildings. Two 

considerations of this rationale are particularly important for the Site. 

 

First, the policy directs that taller buildings are to be “restricted to strategic locations” where they will 

have “minimal direct impacts to existing neighbourhoods and the historic core of Downtown, and they 

will be outside protected public view corridors”. The Wyndham corridor is a strategic location. It is a 

principal entrance into Downtown from Wellington, together with Gordon Street. It is well-served by 

existing public transit at the Central Transit Station, including both local bus and inter-city trains and 

buses. The Wyndham corridor within Downtown’s boundaries currently have permissions for taller 

buildings, including18-storey buildings at the intersection with Wellington Street, 10-storey buildings on 

the east side of the Speed River and 8-storey buildings on the blocks to the Site’s immediate east. 

 

The Site is not within a protected public view corridor through Downtown to the Basilica identified on 

Schedule D or the Zoning By-law. These view corridors include those forming the terminus of key 

public street corridors (such as Gordon or Eramosa) or diagonal views through block fabric from 

locations where the Basilica is visible. Concerning potential impacts to the skyline, the proposed 

building would not “overcrowd” the skyline and the prominence of the Basilica, given the slender tower 

form and the distance to the Basilica. Views to the Basilica are limited to the more immediate area in 

and surrounding Downtown and do not extend far owing to the surrounding, lower-rise built fabric.  

 

Concerning impacts on the surrounding neighbourhood, the proposed slender tower form achieves 

several key design objectives. The design of the tower consciously utilizes a slender tower footprint 

(660 square metres) that minimizes the vertical footprint of the building to limit visual obstructions of 

the skyline. This footprint is approximately 65% of the maximum tower footprint permitted by the 

Secondary Plan (1,000 square metres above the eighth storey). The slender tower form also 

minimizes shadows cast by the building, which pass more quickly over the landscape and maintain 

adequate sunlight for the surrounding area. The podium-tower form minimizes potential wind impacts 

at the pedestrian level through tower setbacks and intended design features. The substantial tower 

setbacks from the northern property line shared with an existing residential property minimizes 

overlook. 

 

Second, maximum building heights are linked to the height of the Basilica of Our Lady Immaculate: 

“The maximum heights recognize the Church of Our Lady’s status as a landmark and signature 

building; it is the general intent that no building Downtown should be taller than the elevation of the 

Church”. The Site does not sit within a protected view corridor, which are meant to maintain the key 
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public views of the Basilica (as well as the non-protected Macdonell Street view). The proposed new 

building does not detract from the Basilica’s prominence within Downtown’s urban fabric, per the 

Secondary policy direction, nor does it diminish its role as a community landmark. The building’s 

slender form is meant to reduce visibility on the Downtown skyline, as compared to a lower 18-storey 

building with a larger tower footprint.  The visual impact analysis in the Urban Design Brief 

demonstrates that “there are no direct view obstructions of the Basilica from the proposed building and 

that indirect impacts concerning the skyline are minimal given the permitted intervening urban fabric 

expected south of the railway”. Exceptions to this “general intent” are appropriate for the Site given the 

proposed narrower tower footprint and achievement of the other policy Provincial and City objectives 

concerning mixed-use, transit-supportive developments within strategic areas such as Downtown. 

 

In summary, in our opinion the increased height is appropriate. The existing approach of Schedule D 

limits intensification potential and does not optimize the use of land, infrastructure and facilities in 

Downtown Guelph per Provincial policy. Specifically, the designation of the Site for a lower-rise office 

development is an underutilization of a prominent site within a strategic growth area and surrounding a 

major transit facility. The proposed building height can be achieved without creating unacceptable 

impacts on the surrounding neighbourhood resulting from the taller building form. Despite the 

Secondary Plan policies concerning maximum building heights, the Site is an appropriate location for 

a tall building and can capitalize on more meaningful intensification opportunities in Downtown 

furthering Provincial and City policy objectives. 

 

5.3 Transit-supportive development 

The 2014 PPS supports public transit use and transit-oriented development patterns. Section 1.1.3.2a) 

supports transit-supportive densities and land use mixes within settlement areas where “transit is 

planned, exists or may be developed”. Section 1.6.7.1 seeks transportation systems that are “safe, 

energy efficient, facilitate the movement of people and goods, and are appropriate to address 

projected needs” and Section 1.6.7.2 directs the efficient use of existing and planned infrastructure, 

including through TDM strategies. Section 1.6.7.4 promotes land use patterns, densities and mixes of 

uses that “minimize the length and number of vehicle trips and support current and future use of transit 

and active transportation”. 

 

The draft 2019 PPS, while not yet in force, further emphasizes transit-supportive development from 

that of the 2014 PPS. The draft policies revise Section 1.1.1 g) to specifically reinforce transit-

supportive development optimization of transit investments: “the integration of land use planning, 

growth management, transit-supportive development, intensification and infrastructure planning to 

achieve cost-effective development patterns, optimization of transit investments, and standards to 

minimize land consumption and servicing costs”. Section 1.1.3.1 further supports transit-supportive 

development by requiring municipalities to identify appropriate locations and promote opportunities for 

“transit-supportive development, accommodating a significant supply and range of housing options 

through intensification and redevelopment”. Section 1.1.1 e) is an added policy that requires transit-

supportive development and the prioritization of intensification in locations close to transit. 
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The 2019 Growth Plan furthers the 2014 PPS regarding support for public transit use as a basis for 

transit-supportive planning and development. Section 3.3.2 directs that transportation within the 

Greater Golden Horseshoe will be planned and managed to achieve several objectives, including 

providing connectivity among transportation modes, offering a balance of transportation choices that 

reduces reliance upon the automobile and promotes transit and active transportation, and offering 

multi-modal access to jobs, housing and shopping. Section 3.2.3 directs that public transit will be the 

first priority for transportation infrastructure planning and major transportation investments. 

 

The 2019 Growth Plan contains specific policies concerning planning and development around 

significant transit station areas. It defines a “Major Transit Station Area” as an “area including and 

around any existing or planned higher order transit station or stop within a settlement area; or the area 

including and around a major bus depot in an urban core”, and which are “generally are defined as the 

area within an approximate 500 to 800 metre radius of a transit station, representing about a 10-

minute walk”. In such areas, Section 2.2.4.9 directs that development will be supported, where 

appropriate, by planning for a diverse mix of uses to support transit, providing alternative development 

standards such as reduced parking standards, and prohibiting land uses and built form that would 

constrain the achievement of transit-supportive densities. Section 2.2.4.10 encourages adjacent or 

surrounding sites to existing and planned frequent transit be “planned to be transit-supportive and 

supportive of active transportation and a range and mix of uses and activities”. 

 

The 2019 Growth Plan also supports complementary transportation demand management (TDM) 

practices as part of supporting non-automobile models of travel. Section 3.2.2.4 directs that 

municipalities are to develop and implement TDM policies in their official plan or other documents to 

reduce trip distance and time, increase the modal share of non-automobile modes, prioritize active 

transportation and transit over single-occupant automobiles and expand infrastructure to support 

active transportation. 

 

The Guelph Official Plan emphasizes transit-supportive communities and multi-modal transportation 

systems as key components of its general strategic direction. Section 2 focuses on a transit-supportive 

community with a safe, efficient and convenient transportation system providing for all modes of travel, 

including active transportation. Section 2.2.3a) strives for developing a “safe, efficient, convenient and 

sustainable transportation system” that provides for all modes of travel including cycling and walking to 

support sustainable land use patterns. Section 2.2.6b) speaks to building a “compact, mixed-use and 

transit-supportive community”.  

 

As part of the Guelph Official Plan’s general transportation policies, Section 3.15.1 directs that 

Guelph’s transportation system will be planned and managed to, among other matters, offer of a 

balance of transportation choices and promotes transit, cycling and walking and offer multi-modal 

access to jobs, housing, schools, cultural and recreational opportunities and goods and services. 

Section 3.15.5 directs that pedestrian and bicycle networks will provide for “provide safe, comfortable 

travel for pedestrians and cyclists within existing communities and new development” and “provide 

linkages between intensification areas, adjacent neighbourhoods, and transit stations”. 
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Section 3 continues these strategic transportation themes as part of a complete community, which 

includes objectives for supporting “a multi-modal transportation network and efficient public transit that 

links the City’s Urban Growth Centre to the rest of the community and surrounding municipalities” and 

supporting “transit, walking and cycling for everyday activities”. Section 3.7.3viii) directs that 

“development will support transit, walking, cycling for everyday activities” for intensification within the 

built-up area. Section 3.8.4 vi) directs that Downtown will be planned and designed to “accommodate 

a major transit station and associated multi-modal transportation facilities… which facilitates both inter 

and intra-city transit service”. 

 

Further to the 2019 Growth Plan, the area surrounding the Guelph Central Station is conceptually 

identified as a “Major Transit Station Area” on Schedule 1 of the Guelph Official Plan (see Figure 10).  

Section 3.9 of the Guelph Official Plan notes that “Downtown is identified as a major transit station 

area”, which is in keeping with the Growth Plan definition of Major Transit Station Areas as the general 

area in approximately “500 to 800 metre radius of a transit station”. Within the major transit station 

area, Section 3.9i) of the Guelph Official Plan directs that this area will be planned and designed to: 

i)  achieve increased residential and employment densities that support and ensure the viability 

of existing and planned transit infrastructure and service;  

ii)  achieve a mix of residential, office, institutional and commercial development, where 

appropriate; and  

iii)  provide access from various transportation modes to the transit facility including consideration 

of pedestrians, bicycle parking and commuter pick-up/drop-off areas. 

 

Section 5.5 of the Guelph Official Plan identifies the primacy of public transit as an “attractive, energy 

efficient and convenient means of travel” as part of Guelph’s transportation system. Section 5.5.1i) 

directs that the City will “plan for a compact urban form by promoting mixed and transit supportive land 

uses, urban intensification, a strong Downtown and urban structure of nodes and corridors”. Section 

5.5.5vi) directs that the City will “consider the impacts on transit when planning the locations for higher 

density housing, commercial and employment centres”. Section 5.5.5v) requires that development 

proponents plan for the provision of transit in an integrated and comprehensive manner, including the 

location of transit routes and facilities.   

 

Transportation demand management forms part of the transportation system policies in the Guelph 

Official Plan. Section 5.3 emphasizes transportation demand management (TDM) as part of an 

integrated and sustainable transportation. Section 5.3.3 identifies that the City will encourage the 

development of compact urban form and mixed-use developments to encourage shorter trip distances. 

In respect to TDM-related measures: 

•  Section 5.3.1 directs that TDM measures will be evaluated for new developments and 

transportation-related studies, including the extent to they contribute to transportation 

objectives.   
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•  Section 5.3.2 identifies that these TDM measures are broad, including active transportation 

measures, reduced parking standards for certain locations to support transit use, provision of 

car share vehicle parking, and carpooling or preferential parking for carpoolers.  

•  Section 5.11.6 specifically allows consideration of reduced parking requirements as part of a 

parking study, particularly within Downtown, Community Mixed-use Nodes and Intensification 

Corridors or locations of high levels of existing or planned transit. 

•  Section 5.4.3 generally identifies that active transportation measures for walking and cycling 

will be promoted. 

•  Section 5.4.3iv), specifically requires minimum parking in zoning for “bicycles and other 

personal transportation devices” for commercial and medium or high density residential 

developments. 

 

The Downtown Guelph Secondary Plan is based on the intent for a multi-modal transportation 

system. Principle 6 in Section 11.2.2 strives to “Make it Easy to Move Around” for multiple modes of 

travel. Specific objectives for this principle including accommodating and supporting the major transit 

station and high level of local and regional public transit service, creating an environment that 

encourages walking throughout Downtown, and providing facilities within the public realm and private 

developments that encourage cycling.  

 

Schedule A of the Downtown Guelph Secondary Plan provides the mobility plan for Downtown (see 

Figure 13). Wyndham Street is a “Downtown Main Street” which is meant to include wide sidewalk 

zones, dedicated bicycle facilities and parking on both sides. Fountain Street is a “Secondary Street” 

and Farquhar Street is a “Local Street”, which are meant to have more typical sidewalk zone widths 

and some on-street parking. 

 

Section 11.1.4.1.4 of the Downtown Secondary Plan echoes the direction of the general policies of the 

Official Plan concerning TDM measures. It identifies that the City will work with development 

proponents to establish and implement TDM measures to promote alternative travel modes to single-

occupant automobile trips. This policy specifically indicates that the City “may permit reduced parking 

standards for developments which demonstrate through a TDM plan and implementation strategy that 

a reduction in parking standards is appropriate”. Section 11.1.4.5.3 furthers this last point in identifying 

that “the City may reduce or exempt any requirement for private off-street parking for development in 

Downtown provided there is adequate alternative parking”. Section 11.4.4.4.4 identifies that all office 

and apartment buildings are to have indoor and secure private bicycle parking and storage facilities, 

with a requirement that the Zoning By-law establish minimum requirements for bicycle parking. 

 

In our opinion, the proposed applications are consistent with the 2014 PPS and conform to the 2019 

Growth Plan, the Guelph Official Plan and the Downtown Secondary Plan with respect to the above 

transportation and transit policies. Locationally, the Site capitalizes on a prominent location within 

Guelph’s broader public transit system. It is well-positioned to take advantage of existing transit 

service, both higher order regional GO trains and buses, intercity buses (Greyhound) and local Guelph 

Transit buses at the adjacent Guelph Central Station. As well, there are several local Guelph Transit 
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bus stops abutting Wyndham Street one block away from the Site. Existing sidewalks on Wyndham, 

Fountain and Farquhar lead through the surrounding area and the numerous shops, services, offices, 

and community or cultural facilities within a short walk of the Site. 

 

The proposed redevelopment is planned and design in keeping with the policy direction for Major 

Transit Station Areas in the 2019 Growth Plan and Guelph Official Plan as it concerns the area 

surrounding the Guelph Central Station. The proposed mixture of residential, office and retail space 

within the proposed building supports getting to and from the Site by public transit, whether the origin 

and destination is within Guelph or the broader region. The intensity of the redevelopment will directly 

support the viability of existing and future transit services at the Central Guelph Station with a net 

addition of up to 250 employees and 350 residents on a site essentially facing the Station. The 

proposed building design connects directly to existing sidewalks on Farquhar Street and Wyndham 

Street, which link to the network of sidewalks leading to the Central Guelph Station.  

 

The proposed redevelopment also includes a comprehensive TDM program designed to support travel 

by transit and active transportation over automobiles and allow for car-free or car-reduced living and 

working options on the Site, including live-work opportunities in the building and in Downtown 

generally. Proposed TDM measures include an unbundled parking supply, reduced parking 

requirements, carshare parking, secure bicycle parking, transit information, availability of transit 

passes, shower and change facilities, and an assigned TDM coordinator within the building. 

 

The proposed reduction in minimum car parking requirements is supported by the Growth Plan and 

contemplated by the Guelph Official Plan and Downtown Secondary Plan policies. In respect to 

Section 11.1.4.1.4 of the Secondary Plan, Paradigm’s assessment concerning the proposed parking 

reduction concluded that the reduction was appropriate with the implementation of the proposed TDM 

measures. The proposed design does satisfy the minimum bicycle parking requirements established in 

the proposed D.1 Zone, which are not subject to a site-specific modification for the Site. 

 

5.4 Housing 

The 2014 PPS strives for a diversity of housing options and housing affordability. Section 1.1.1b) 

indicates that an appropriate range and mix of residential uses, including affordable housing, is part of 

sustaining “[h]ealthy, liveable and safe communities”. To this end, Section 1.4.1 identifies that to meet 

the needs of current and future residents, municipalities are to “maintain at all times the ability to 

accommodate residential growth for a minimum of 10 years through residential intensification and 

redevelopment and, if necessary, lands which are designated and available for residential 

development”. Section 1.4.3 further directs municipalities to permit and facilitate all forms of residential 

intensification and redevelopment, to direct new housing to locations served by appropriate 

infrastructure, promote efficient densities that support active transportation and transit use, and 

establish development standards that minimize housing costs and facilitate a compact form. 
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The draft 2019 PPS emphasizes a diversity of housing “options” that are market-based. The draft 

2019 PPS policies revise Section 1.1.1b) to speak to accommodation of a “market-based” range and 

mix of residential types and Section 1.4.3 b) to speak to housing “options and densities” to meet 

market-based needs, which specifically includes permitting and facilitating all types of residential 

intensification and redevelopment. 

 

The 2019 Growth Plan stresses a diverse housing stock, including affordable housing opportunities. 

Section 2.2.6.1 directs that municipalities are to support housing choice and achieve minimum 

intensification and density targets by such means as identifying a diverse range and mix of housing 

options and densities and establishing targets for affordable housing, both ownership and rental. This 

is to be implemented through official plan policies and designations and zoning by-laws per Section 

2.2.6.1d). Section 2.2.6.2 directs that municipalities are to support the achievement of complete 

communities by planning to accommodate the Growth Plan’s forecasted growth, achieve the Growth’s 

Plan minimum and density targets, consider the range, mix and densities of existing housing stock, 

and diversity the housing stock across the city. Additionally, Section 2.2.6.3 identifies that 

municipalities are to consider requirements for multi-unit residential developments to incorporate a mix 

of unit sizes to accommodate a diverse range of household sizes and incomes, as part of the 

achievement of complete communities. 

 

The Guelph Official Plan provides more specific policy direction concerning a diversity and 

distribution of housing options in the city. Section 2.2.5d) establishes that “an adequate supply, range 

and geographic distribution of housing types including affordable housing, special needs housing and 

supporting amenities” is a component of the strategic direction for community infrastructure in Guelph. 

Section 3.1 directs that planning for “a well-designed, compact, vibrant city” includes convenient 

access to a range of housing options. Section 3.6 furthers this by indicating that Guelph’s housing 

supply will provide for an “appropriate range of housing types and densities to meet projected 

requirements of current and future residents” by directing the City to “maintain at all times the ability to 

accommodate residential growth for a minimum of 10 years through residential intensification and 

redevelopment and on lands which are designated and available for residential development”.  

 

Concerning intensification in the built-up area, Section 3.7.3v) identifies that “a range and mix of 

housing will be planned, taking into account affordable housing needs and encouraging the creation of 

accessory apartments throughout the built-up area”. Downtown itself, per Section 3.7.3ii), is to be 

planned and designed to “provide for additional residential development, including affordable housing, 

major offices, commercial and appropriate institutional development in order to promote live/work 

opportunities and economic vitality in Downtown”.  

 

Concerning affordable housing, Sections 3.13 and 7.2 recognize the importance of such housing to 

meet the needs of residents. Section 3.13.1 directs the City to establish and implement targets for the 

provision of affordable housing for “low and moderate income households” and to permit and facilitate 

all forms of housing required to meet needs of residents, including social, health and well-being.  

Ensuring an “adequate supply, geographic distribution and range of housing types” is an objective for 

affordable housing per Section 7.2.  
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Section 7.2.2 identifies that the City will develop a housing strategy to establish policies and strategies 

for housing, which includes the need for both owned and rented affordable housing. This housing 

strategy is meant to plan for the development of “a range of housing types and densities to support the 

achievement of the intensification target and density targets”. Section 7.2.1.2 of the Official Plan 

directs that the “annual affordable housing target requires that an average of 30% of new residential 

development constitute affordable housing”, which is measured across the city and includes 1% as 

affordable primary rental units. Section 7.2.1 identifies that this target will be implemented through new 

development applications across the city.  

 

Concerning the location of affordable housing, Section 7.2.9 directs that affordable housing “will be 

provided throughout all areas of the city to ensure an adequate supply, range and geographic 

distribution of all housing types”, while Section 7.2.10 identifies that affordable housing is “encouraged 

to locate where served by transit, and other services such as, shopping, parks and other community 

facilities”, and specifically strongly encouraged in Downtown and Mixed Use designations. Section 

7.2.3.8 identifies that the “City may require the submission of an Affordable Housing Report as a part 

of a development application, demonstrating to the satisfaction of the City how the application 

addresses affordable housing needs including the provision of a range of affordable housing prices”.  

 

The Downtown Secondary Plan echoes the direction of the parent Official Plan policies for housing 

diversity and affordability. Principle 2 in Section 11.2.2 strives to “Set the Scene for Living Well 

Downtown” to attract more people living Downtown. An objective of this principle strives to ensure that 

Downtown has “a diversity of housing types, sizes and tenures and affordable housing”. One of the 

targets of this principle strives to achieve a minimum residential population in Downtown of 8,500 

people by 2031. 

 

In our opinion, the proposed applications contribute to the broad housing objectives and policies of the 

2014 PPS, 2019 Growth Plan, Guelph Official Plan and Downtown Guelph Secondary Plan. 

Locationally, the Site is well-situated in a location supported by existing servicing infrastructure, with a 

residential density (850 units per hectare or 1,650 people per hectare) that contributes to the viability 

of transit use. The proposed redevelopment’s compact form and intensity supports the broader growth 

and intensification directives of the Provincial and City planning policy concerning residential 

opportunities in core, transit-supported areas. The addition of up 350 new residents within the 

proposed building specifically contributes to the Secondary Plan’s residential target. 

 

The proposed redevelopment contributes to diversity in Downtown Guelph’s housing stock with 

options in unit size. It contains a mix of one-bedroom and two-bedroom units through the building’s 

tower and the smaller size of these unit types (560 to 775 square feet) will diversify housing choice in 

respect to more compact options in prominent, transit-accessible locations. The proposed units are 

sized and designed for a specific target market, targeted to residents looking for more compact and 

contemporary accommodations within a downtown lifestyle offering proximity to a range of shops, 

restaurants and services. They cater to residents looking for opportunities for car-free or car-reduced 

living. They will appeal to residents seeking strong connections to jobs, whether in Downtown by 
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active transportation, elsewhere in Guelph by active transportation or local transit options or in other 

municipalities by higher order GO Transit. 

 

Furthermore, the proposed redevelopment contributes to the purpose-built rental housing stock in 

Downtown Guelph. The rental building will be owned and managed by Skyline as part of its diverse 

rental portfolio throughout Ontario. The vacancy rate in Guelph is 1.4%, well below the national 

average, and contributing the rental housing stock is a particularly important housing objective. 

 

Concerning affordable housing, Skyline is not committing to affordable housing that meets the City’s 

defined 2019 affordable housing benchmark (per Staff Report IDE-2019-67) as part of the proposed 

redevelopment. The proposed redevelopment, however, does assist with other housing objectives.  

The City’s Affordable Housing Monitoring Report 2017/2018 (per Staff Report IDE-2019-67) does 

identify that two relevant trends in Guelph concerning the housing market: one, smaller households 

are increasing at a faster rate than other household sizes; and two, the vacancy rate of the Guelph 

CMA in 2018 remained significantly below “a balanced and healthy supply rate of 3%”. The proposed 

redevelopment contributes to the rental housing stock and providing compact unit forms that cater to 

smaller households and contribute to a healthier rental vacancy rate in Guelph.  

 

5.5 Economy and Employment 

The 2014 PPS seeks to promote and protect employment and economic development opportunities. 

Section 1.3.1 directs that municipalities are to promote economic development and competitiveness 

by, among other matters, providing for an appropriate range and mix of employment uses, maintaining 

a supply of sites that provide for a range of employment activities and ancillary uses, and encouraging 

compact, mixed-use development form as part of a liveable and resilient community. Section 1.7.1 

furthers this direction by encouraging long-term prosperity through such means as “c) maintaining and, 

where possible, enhancing the vitality and viability of downtowns and mainstreets” as well as “d) 

encouraging a sense of place, by promoting well-designed built form and cultural planning, and by 

conserving features that help define character, including built heritage resources and cultural heritage 

landscapes”. 

 

The 2019 Growth Plan supports economic development competitiveness within the Greater Golden 

Horseshoe. Section 2.2.5.1 directs that this is to be promoted by more efficiently using existing 

employment areas, ensuring the availability of sufficient appropriately located land for various 

employment uses to accommodate forecasted employment growth, and better connecting denser 

employment areas to public transit. Section 2.2.5.3 directs that retail and office uses be directed to 

locations “that support active transportation and have existing or planned transit” while Section 2.2.5.4 

directs that planning for employment will minimize surface parking and encourage active 

transportation and transit-supportive built form. 

 

Further the provincial policy direction, the Guelph Official Plan economic growth and a competitive 

economy forms as part of its strategic direction. Section 2.2.1e) strives for a “steady and diverse 

economic growth while striving to achieve a balanced tax assessment ratio and a wide range of 
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employment opportunities”.  As part of a compact, vibrant and complete community, Section 2.2.3e) 

strives to “maintain a strong and competitive economy by preserving existing employment areas and 

identifying areas for future employment uses”. Translating these general policies to the Downtown, 

Section 3.8.4 identifies that Downtown will be planned and designed to serve a “high density major 

employment area” and provide for additional residential development, major office and commercial 

uses to “promote live/work opportunities and economic vitality in Downtown”.  

 

The Downtown Secondary Plan stresses economic development in Downtown as part of a mixed 

community. Principle 3 in Section 11.2.2 strives to establish “A Creative Place for Business” as 

Guelph’s centre for a mix of office uses, shops, and restaurants. Specific objectives for this principle 

include Downtown accommodating a significant share of Guelph’s employment growth to 2031, 

expanding the role of Downtown as a retail, dining and entertainment destination, and reinforcing 

Downtown as a high density major office-related employment centre that contains significant 

employment uses. 

 

These objectives are furthered in Section 11.1.3 of the Secondary Plan. Section 11.1.3.1.1 directs that 

increased economic vitality is a critical measure of Downtown’s success, which will be recognized in 

the City’s decision-making. Section 11.1.3.2.1 directs that the City will promote Downtown as a focal 

point for private and public investment through economic development initiatives. Also, Section 

11.1.3.2.5 directs that “the City will continue to review its regulating tools and processes and identify 

opportunities to promote, facilitate and support the economic vitality of Downtown, consistent with the 

policies and objectives of the Downtown Secondary Plan”. 

 

In our opinion, the proposed applications are consistent with the 2014 PPS and conform to the 2019 

Growth Plan, the Guelph Official Plan and the Downtown Secondary Plan with respect to the above 

employment and economic growth policies. The proposed redevelopment will positively contribute to 

Guelph’s employment base and economic vitality. The proposed redevelopment is an approximately 

$95 million investment in Downtown Guelph that is intended as Skyline’s new headquarters as well as 

the contribution to the rental housing stock in Guelph. Skyline is a Guelph-based real estate 

investment management company with over 300 residential and commercial properties within its 

portfolio (8 in Guelph). The new building is intended to consolidate Skyline’s offices in Guelph into one 

location, housing the 200 employees shared between the existing offices on the Site and 5 Douglas 

Street (Gummer Building).  

 

The proposed redevelopment maintains and expands the employment function on the Site through a 

tripling of the office floor space from that of the existing building. It contains approximately 6,100 

square metres (67,000 square feet) of office floor space as well as 360 square metres (3,900 square 

feet) of retail floor space within the building’s podium, which, in total, would house in the order of 300 

to 350 employees (200 to 250 new employees).The proposed building is designed as a distinct 

addition to Downtown Guelph that contributes to its character, including a quality contemporary 

architecture, slender tower design and creative integration of the existing heritage building’s facades.  

The Site’s location for office and retail uses is supported by Provincial and City policy given its 

proximity to the transit services and existing active transportation infrastructure. The mixed nature of 
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the proposed building allows for live/work opportunities within the building itself as well as within 

Downtown Guelph. The proposed development’s parking is contained entirety within an underground 

parking garage and the proposed TDM strategy includes several measures supporting transit use by 

office tenants, including secure bicycle parking areas and shower and change facilities. 

 

5.6 Heritage conservation 

Section 2.6.1 of the PPS 2014 requires the conservation of significant built heritage resources. Built 

heritage resources are defined by the PPS as “a building, structure, monument, installation or any 

manufactured remnant that contributes to a property’s cultural heritage value or interest as identified 

by a community, including an Aboriginal community”, which are “generally located on property that has 

been designated under Parts IV or V of the Ontario Heritage Act, or included on local, provincial 

and/or federal registers”. In respect to built heritage resources, the PPS defines “significant” as 

“resources that have been determined to have cultural heritage value or interest for the important 

contribution they make to our understanding of the history of a place, an event, or a people”. It defines 

“conserved” to mean “the identification, protection, management and use of built heritage resources, 

cultural heritage landscapes and archaeological resources in a manner that ensures their cultural 

heritage value or interest is retained under the Ontario Heritage Act”, which “may be achieved by the 

implementation of recommendations set out in a conservation plan, archaeological assessment, 

and/or heritage impact assessment”. 

 

Section 4.2.7 of the 2019 Growth Plan directs the conservation of cultural heritage resources for the 

purposes of fostering a sense of place and benefitting communities, particularly in strategic growth 

areas. The 2019 Growth Plan defines cultural heritage resources as “[b]uilt heritage resources, cultural 

heritage landscapes and archaeological resources that have been determined to have cultural 

heritage value or interest for the important contribution they make to our understanding of the history 

of a place, an event, or a people”. 

 

The Guelph Official Plan emphasizes “Protecting what is Valuable” as a principal strategic theme.  

Section 2.2.2c) strives for enhancing Guelph’s visual identify by “protecting and celebrating the City’s 

cultural heritage resources”. Section 2.2.3k) echoes this direction as a part of the development of a 

compact, vibrant and complete community. Concerning more specific policies: 

•  Section 3.17.6 directs that listed properties, such as the Site, shall be considered for 

conservation as part of Planning Act applications unless it is demonstrated the heritage 

resource is not of cultural heritage value or interest. 

•  Section 3.17.12 generally directs that the City will ensure “the conservation and protection of 

cultural heritage resources in all planning and development matters including site alteration, 

transportation, servicing and infrastructure projects”. 

•  Section 4.8.13.1 directs that City may implement tools to ensure and facilitate conservation of 

built heritage resources, such as exterior design; sympathetic designs in terms of height, 

massing, location and character; and control of demolition.  



 

 
Planning Justification Report   |   75 Farquhar / 70 Fountain   |   Mixed-Use Redevelopment 57 
GSP Group   |   December 2019  

•  Section 4.8.13.2 directs that “key public views” to the Church of Our Lady are to be identified 

and protected, while public views or vistas to other cultural heritage resources may be 

identified for protection. 

 

The Downtown Guelph Secondary Plan emphasizes heritage conservation and retention of the 

broader character. Principle 1 in Section 11.2.2 strives to “Celebrate What We’ve Got”, which broadly 

covers the character of Downtown and specifically identifies the stock of historic building as a principal 

asset.  The objectives for this principle include conserving significant heritage structures, encouraging 

the sensitive restoration, rehabilitation and/or re-use of historically or architecturally significant 

buildings, maintaining the character of distinct heritage areas, strategically located and designing tall 

buildings to minimize impacts and preserve important public views, and ensuring compatible new 

development with neighbourhoods that have heritage value. Section 11.1.5.4.1 specifically directs the 

City will evaluate development applications involving cultural heritage resources per the parent Official 

Plan’s respective policies. 

 

The prominence of Church of Our Lady in the downtown fabric is specifically referenced in the 

Downtown Secondary Plan policies. Schedule D of the Guelph Official Plan identifies five “Protected 

public view corridors” to the Church of the Our Lady from the north and east through Downtown, none 

of which contain the Site or immediate vicinity. In the discussion of building heights within Downtown 

Guelph, Section 11.1.7.2.1 outlines the direction for a predominant mid-rise built form in Downtown 

with taller buildings identified in strategic locations that are to have “minimal direct impacts to existing 

neighbourhoods and the historic core of Downtown, and they will be outside protected view corridors”.  

 

In our opinion, the proposed applications are consistent with the 2014 PPS and conform to the 2019 

Growth Plan, the Guelph Official Plan and the Downtown Secondary Plan with respect to the above 

heritage conservation policies, based on the findings of the heritage impact study prepared by CHC 

Limited. The Site’s existing building meets the definition of a significant built heritage resource per the 

2014 PPS and 2019 Growth Plan given it is listed on the Guelph Municipal Heritage Register. CHC 

Limited‘s CHRIA assessed the impacts on built heritage concerning the Site and adjacencies and 

determined that the heritage resources are appropriately conserved. The CHRIA demonstrates that 

the existing building’s cultural heritage attributes are conserved through the incorporation of the 

prominent Wyndham, Farquhar and Fountain Street-facing walls of the existing building into the new 

building’s exterior. In terms of sympathetic design, the existing building’s attributes are “showcased via 

a backdrop of contrasting materials…differentiating it from the historic fabric”. Further it identifies that 

shadows cast by the new building do not alter the appearance of heritage attributes and significant 

public views are not obstructed by the taller proposed building. 

 

The CHRIA does consider the merits of conservation through retention of and addition to the existing 

building, instead of the proposed redevelopment and re-incorporation of the building facades. It 

concludes this approach presents significant issues.  It notes difficulties in accommodating ground 

floor retail space, as desired, without dramatic exterior changes, energy efficiencies associated with 

existing curtain wall systems, and limitations of parking given existing building footprint. 
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The CHRIA also specifically addresses the heritage policies in the Downtown Guelph Secondary Plan. 

It concludes that the Site’s cultural heritage attributes are conserved in a new structure that re-uses 

the three façades that face the streets surrounding it. The Site is within an area comprised mainly of 

modern commercial and office buildings and parking lots and the proposed building allows the 

character of the ‘Old Downtown’ and the ‘Upper Neeve Village’ to be maintained. The building design 

retains and re-uses the significant attributes of the International Style modern building, allowing for the 

resource’s interpretation. There are no important public views affected by the taller building. The 

proposed building respects the adjacent heritage resource and retains the significant attributes of the 

existing building and complements with new building materials being subordinate.  

 

5.7 Compatibility 

The 2014 PPS speaks to matters of compatibility with major facilities. Section 1.2.6.1 indicates that 

“[m]ajor facilities and sensitive land uses should be planned to ensure they are appropriately 

designed, buffered and/or separated from each other to prevent or mitigate adverse effects from 

odour, noise and other contaminants, minimize risk to public health and safety, and to ensure the long-

term viability of major facilities”. Major facilities are defined by the 2014 PPS as those that “may 

require separation from sensitive land uses, including but not limited to airports, transportation 

infrastructure and corridors, rail facilities, marine facilities, sewage treatment facilities, waste 

management systems, oil and gas pipelines, industries, energy generation facilities and transmission 

systems, and resource extraction activities”. The PPS defines sensitive land uses as “[b]uildings, 

amenity areas, or outdoor spaces where routine or normal activities occurring at reasonably expected 

times would experience one or more adverse effects from contaminant discharges generated by 

nearby major facilities”. 

 

The draft 2019 PPS modifies Section 1.2.6.1 concerning major facilities and sensitive land uses. The 

proposed wording that such facilities and uses “shall be planned and developed to avoid, or if 

avoidance is not possible, minimize and mitigate any potential adverse effects from odour, noise and 

other contaminants, minimize risk to public health and safety, and to ensure the long-term operational 

and economic viability of major facilities in accordance with provincial guidelines, standards and 

procedures”. 

 

The 2019 Growth Plan seeks to minimize impacts of certain uses, like residential, on industrial uses 

or similar affected uses similar to the 2014 PPS. Section 2.2.5.8 directs that the “development of 

sensitive land uses, major retail uses or major office uses will, in accordance with provincial 

guidelines, avoid, or where avoidance is not possible, minimize and mitigate adverse impacts on 

industrial, manufacturing or other uses that are particularly vulnerable to encroachment”. The 2019 

Growth Plan uses the same definition for sensitive land uses as found in the 2014 PPS. 

 

The Guelph Official Plan emphasizes compatibility of new developments within their surroundings as 

a strategic direction. Section 2.2.6a) strives to preserve, enhance and protect Guelph’s district 

character and sense of community and neighbourhoods. Section 2.2.6d) encourages intensification 

and redevelopment in existing urban areas that is compatible with the existing built form. Section 
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3.7.3vi) encourages intensification of areas to “generally achieve higher densities than the surrounding 

areas while achieving an appropriate transition of built form to adjacent areas”.  

 

The general urban design policies in Section 8 of the Guelph Official Plan provide more specific 

direction concerning compatibility of use and form. Section 8.7 directs that several considerations will 

be used to ensure compatibility between commercial, employment or mixed-use development located 

close to residential and institutional uses. These are: 

i)  using building massing and placement to reduce the visual effects of flat roof lines, blank 

facades or building height by means such as appropriately stepping back, terracing or setting 

back buildings;  

ii)  appropriately locating noise-generating activities within a building or structure and away from 

sensitive receptors;  

iii)  incorporating screening and noise attenuation for roof-top mechanical equipment and other 

noise generating activities situated in proximity to sensitive receptors;  

iv)  providing perimeter landscape buffering incorporating a generously planted landscape strip, 

berming and/or fencing to delineate property boundaries and to screen the commercial or 

employment use from the adjacent use; and  

v)  designing exterior lighting and signage to prevent light spillage onto the adjacent property. 

 

Concerning the design of high-rise buildings, Section 8.9 identifies that “built-form studies addressing 

building massing, shadows, views and microclimatic studies (e.g., wind) may be required to determine 

the potential impacts to the surrounding neighbourhood arising from tall buildings”. Section 8.11.1 

requires “development to create an appropriate transition through the provisions of roads, 

landscaping, spatial separation of land uses and compatible built form”. Section 8.11.2 identifies that 

the City may require step-backs, terraces or setbacks to reduce adverse impacts on adjacent 

properties and/or the streetscape where new buildings exceed the built height of adjacent buildings. 

Section 8.23 indicates that the Zoning By-law, where appropriate, will be used to implement the urban 

design policies, including regulations that promote compatibility in built form. 

 

Similarly, the Downtown Guelph Secondary Plan emphasizes compatible uses and building forms 

as part of the direction for growth and character. Principle 1 in Section 11.2.2 strives to “Celebrate 

What We’ve Got”, which captures elements of compatible forms and designs. Relevant objectives 

concerning compatibility include strategically locating and designing tall buildings to minimize impacts 

on historic area and important public views and ensuring new development is compatible with 

buildings and neighbourhoods with heritage value.  

 

The Downtown Guelph Secondary Plan policies speak to compatibility of uses to the railway and 

compatibility of built form. From a use perspective, Section 11.1.4.1.5 recognizes the importance of 

the railway through Downtown and directs that the City will ensure adjacent lands use are compatible. 

From a form perspective, Section 11.1.7.2.1 identifies that taller buildings are restricted to strategic 

locations in Downtown are to have “minimal direct impacts to existing neighbourhoods and the historic 

core of Downtown, and they will be outside protected public view corridors”. Section 11.1.7.2.3 
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provides general built form policies that apply throughout Downtown, in addition to those design-

related policies in the applicable land use designation. Section 11.1.7.2.3h) specifically directs that the 

“massing and articulation of buildings taller than six storeys shall moderate their perceived mass and 

shadow impacts, provide appropriate transitions to areas with lower permitted heights, and contribute 

to a varied skyline in which the Church of Our Lady is most prominent”.  

 

Concerning mid-rise and tall buildings specifically, Section 11.1.8.1.4 identifies that the Secondary 

Plan’s built form policies are crafted to “respond sensitively to the unique and historic fabric of 

Downtown Guelph and the surrounding neighbourhoods” and that “compatibility among buildings of 

different types and forms, the minimization and mitigation of adverse shadow and view impacts, and 

the creation and maintenance of an inviting and comfortable public realm” is their primary intent. 

Section 11.1.8.1.4 goes on to recognize the need for flexibility to “allow for well-designed buildings that 

respond appropriately to the conditions of their site and its surroundings and are consistent with the 

principles of this Plan”. 

 

In our opinion, the proposed applications are consistent with the 2014 PPS and conform to the 2019 

Growth Plan, the Guelph Official Plan and the Downtown Secondary Plan with respect to the above 

policies for compatibility. In respect to compatibility of use, the proposed residential use (and its 

associated outdoor areas) is a “sensitive use” as defined by the 2014 PPS and 2019 Growth Plan and 

the Goderich-Exeter Railway line to the north of the Site meets the definition of a “major facility” per 

the 2014 PPS; there are no existing manufacturing or industrial properties near the Site in respect to 

the 2019 Growth Plan policies. RWDI’s Noise and Vibration Study assesses the impacts of the rail line 

operations on the proposed development and it’s uses. The Study concludes that the proposed 

development is feasible and can meet the NPC-300 criteria with certain on-site mitigation measures, 

while the that vibration limits set out in the applicable Railway Association of Canada guidelines are 

met. Accordingly, impacts to the proposed development are manageable and the proposed 

development does not constrain the operations of the rail line per Provincial policy.  

 

In respect to compatibility of building form, the Urban Design Brief prepared by GSP Group addresses  

the general design policies in Section 8 of the Guelph Official Plan, the general and designation-

specific polices in the Downtown Guelph Secondary Plan, and the tall building standards of the Built 

Form Standards. These policies and standards contain direction and guidance concerning 

compatibility of building scale, massing and architecture with their surrounding context. The Urban 

Design Brief concludes that: 

The proposed development’s form and design appropriately responds to the relevant 

design-related policies and design standards of the City. It conforms to the general urban 

design policies in Section 8 of the Guelph Official Plan. Setting aside the increase height 

addressed through the proposed Official Plan Amendment, the proposed development 

conforms to the more specific form and site design policies of the Downtown Guelph 

Secondary Plan. Specifically, it conforms to the design-related policies of the proposed 

Mixed Use 1 designation. Also, it appropriately responds to the standards of the 

Downtown Guelph Built Form Standards. 
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In respect to the increased building height, the impacts of a taller form have been or can 

be mitigated. The impacts of the proposed building on wind conditions are known and can 

be mitigated through detailed design. The shadows cast by the proposed building are 

minimal in effect on surrounding streetscapes and residential properties. The proposed 

building is not within a protected view corridor of the Basilica and does not overcrowd the 

skyline. 

 

5.8 Sustainability 

The 2014 PPS promotes sustainability and sustainable considerations throughout its policies, 

including those concerning land use patterns, built form, and transportation. Section 1.8.1 specifically 

provides direction for environmental sustainability through land use and development patterns, which 

strives to: 

a)  promote compact form and a structure of nodes and corridors;  

b)  promote the use of active transportation and transit in and between residential, employment 

(including commercial and industrial) and institutional uses and other areas;  

e)  improve the mix of employment and housing uses to shorten commute journeys and decrease 

transportation congestion;  

f)  promote design and orientation which: 1. maximizes energy efficiency and conservation, and 

considers the mitigating effects of vegetation; and 2. maximizes opportunities for the use of 

renewable energy systems and alternative energy systems; 

 

The 2019 Growth Plan includes sustainable development as part of its direction for complete 

communities and land use patterns. Its policies concerning land use patterns, growth and 

intensification have inherent tones of sustainability in respect to compact development patterns 

utilizing existing facilities, infrastructure and transit. More specifically, Section 2.2.1 includes mitigation 

and adaption to climate change impacts, improvement to resiliency, reduction of greenhouse 

emissions, and integration of green infrastructure and low impact development. Section 3.2.2.2c) 

directs that transportations systems are to be planned and managed to be “sustainable and reduce 

greenhouse gas emissions by encouraging the most financially and environmentally appropriate mode 

for tripmaking and supporting the use of zero- and low-emission vehicles”. 

 

The Guelph Official Plan encourages energy efficient development by several means. Generally, 

Section 2.2.2 supports designing places and buildings in ways that minimizes energy and water 

consumption and waste production while promoting renewable energy generation and alternative 

energy systems. Section 3.17 identifies that the City will development and implement policies and 

programs for several objectives, including water conservation, energy conservation, protection of air 

quality, and integrated waste management. Section 3.18 identifies that the City will develop policies 

and programs that, among other matters, concerns “establishing land use patterns and urban design 

standards that encourage and support energy-efficient buildings and opportunities for district energy” 

and “conserving energy by encouraging renovation and efficient design of buildings and development”.  
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Concerning matters than can be addressed through a planning application, Section 4.7.4.3 addresses 

orienting lotting patterns to maximize opportunities for solar gain; reducing building cooling needs 

through green or reflective roofs, insulation, reduced or efficient glazing and effective shade 

landscaping; encouraging designs that support and facilitate energy efficient transportation, including 

active transportation, transit and energy conserving vehicles and transportation programs; and 

supporting the use of reclaimed, environmentally friendly and locally sourced building materials, where 

appropriate. Section 4.7.2.1 encourages the development of renewable energy systems and 

alternative energy systems. 

 

Additionally, Section 8.1 of the Guelph Official Plan speaks to policies concerning sustainable urban 

design. Section 8.1.1 identifies that site and building design is to “support energy efficiency and water 

conservation through the use of alternative energy systems or renewable energy systems, building 

orientation, sustainable building design, low impact stormwater infiltration systems, drought-resistant 

landscaping and similar measures”. Section 8.1.2 identifies that new developments are to be 

“integrated with the existing topography where possible to maintain the physical character of the area 

and minimize the amount of grading and filling required”.  

 

The Downtown Guelph Secondary Plan furthers the City’s commitment to sustainability from the 

Official Plan’s general policies. Principle 7 in Section 11.2.2 strives to “Embody Guelph’s Green 

Ambitions” with objectives of encouraging energy efficient buildings, water conservation, low impact 

development techniques, green roofs and sustainable landscaping practices, and the efficient use of 

municipal infrastructure. Section 11.1.6.2 has several specific sustainability-related policies: 

•  Section 11.1.6.2.1 directs that all new development is to have regard to the goals and 

strategies of the City’s Community Energy Plan.  

•  Section 11.1.6.2.4 encourages the use of on-site renewable energy systems. 

•  Section 11.1.6.3.4 encourages the installation of rainwater harvesting and re-use systems 

within building for outdoor water use purposes.  

•  Section 11.1.6.2.5 directs that the design of development is to maximize opportunities for solar 

gain, while respecting the Secondary Plan’s built form policies.  

•  Section 11.1.6.3.2 encourages low impact development measures to minimize stormwater run-

off and to recharge groundwater systems, including several different techniques. 

 

In our opinion, the proposed applications are consistent with the 2014 PPS and conform to the 2019 

Growth Plan, the Guelph Official Plan and the Downtown Secondary Plan with respect to the above 

sustainability-related policies. The location of the Site provides contextual benefits in terms of existing 

services, infrastructure and land use mixes. The proposed development provides a compact 

intensification of an existing developed and serviced site within an area that is served by existing 

public service facilities, public transit, and commercial and community uses. Situated next to the 

Guelph Central Station, the Site is connected to employment, residential and institutional locations 

throughout Guelph by local public transit services as well as connections to surrounding cities through 

intra-regional GO Train and Bus service and intercity buses such as Greyhound. The Site is well 

connected in terms of active transportation connections, two blocks removed from connections to 
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recreational trail system along the Speed River and Eramosa River and situated on a higher order 

Wyndham Street with sidewalks and planned bicycle facilities. The mix of a significant office 

component together with apartment units above provides an opportunity to live and work in the same 

building and offers proximity to a concentration of employment and residential opportunities in 

Downtown Guelph within walking distance. 

 

Corporately, Skyline has a commitment to clean energy as part of its portfolio. Skyline Energy, a 

division within the Skyline Group of Companies, manages, maintains and monitors a diverse range of 

large-scale, clean energy assets throughout Canada. These facilities feed into the grid of local utilities 

or provide energy to private entities or buildings. 

 

Skyline intends for the proposed redevelopment to be one of the most efficient buildings in Skyline 

Apartment REIT’s portfolio. Skyline focuses on green initiatives that save itself and its occupants 

money in the long term due to energy, water, transit choices, and other efficiencies. As a purpose-built 

rental building with a long-term horizon on returns, Skyline notes that long-term sustainable initiatives 

become possible and commits that they will be incorporated into the design. The proposed 

redevelopment’s sustainability is multi-layered, including the following macro-level and micro-level 

aspects, including transportation, site design and function, exterior building design and interior built 

design and fit-up. 

 

Sustainable transportation options are a key element of the proposed redevelopment. Concerning 

parking, the design eliminates surface parking from the Site with a new integrated parking garage, 

maximizing the site use and reducing associated heat island effects. Reduced parking standards and 

unbundled residential parking provide opportunities for car-free living, given the Site’s proximity to 

Guelph’s central transit hub and walking and cycling infrastructure. The mixed-use nature of the 

redevelopment, including residential, office and retail spaces, provides for parking efficiencies 

including opportunities for shared use parking. Other TDM measures are proposed, including available 

transit passes, car sharing spaces, shower and change facilities and bike parking storage rooms. As 

well, Skyline is proposing EV Charging stations within the parking garage at the outset for 20% of 

parking spaces, with electrical service capable of increasing to 100% with demand over time. 

 

Site landscaping and infrastructure will emphasize sustainable options. Planting plans, either for the 

rooftop terraces or the significant boulevard areas along the street, will use durable, low irrigation 

species. Rainwater harvesting, LID measures and alternative roofing approaches will be explored for 

the podium rooftop through detailed design. Cool roofs on the podium and tower will contribute to 

reducing the heat island effects. 

 

Durable, high quality exterior cladding materials and finishes will be particularly important for the 

building as part of a long-term rental portfolio. The proposed podium design uses stone cladding and 

curtain wall glazing surrounding the re-used existing façade, while the tower design uses highly 

insulated concrete-based cladding accented with metal composite panels. The tower’s exterior design 

employs a lower window-to-wall ratio to optimize heat loss and gain, energy efficiency and thermal 

comfort. Double glazed Low-E windows will be used on the exterior of the building to reduce loss of 
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heat while allowing visible light to penetrate through the windows. The careful recovery and storage of 

certain existing façade materials for integration as part of the new building’s exterior would reduce 

consumption of new building materials. The rooftops will employ “cool roof” design to reduce urban 

heat island effects and bee hives for habitat.  

 

Although not the subject of a Planning Act application, Skyline intends that the interior design and fit-

up of the building will further conservation and efficiency efforts. Intended measures include: 

•  Sustainable construction methodologies; 

•  Integrated building-mounted and roof-mounted solar photovoltaic systems that will offset some 

of the building’s energy consumption; 

•  A water-source heat pump system, which can connect to a future downtown district utility loop; 

•  Water and/or air heat recovery systems and net metering; 

•  State-of-the-art back-up electrical system providing auxiliary benefit to the grid and the 

community by combining on-site solar photovoltaics with 500kw of onsite energy storage; 

•  Highly efficient lighting fixtures and bulbs; 

•  Suite of appliances that satisfy Energy Star standards; 

•  High performance toilets and low-flow showerheads and faucets; 

•  Enhanced insulation to save in heating and cooling costs; 

•  Low VOC materials utilized wherever possible and feasible; and 

•  Dedicated collection and storage rooms for recyclable and organic waste. 

 

Concerning the Downtown Guelph Secondary Plan policies, the proposed redevelopment’s design 

reflects Guelph’s Community Energy Initiative, which replaced the former Community Energy Plan in 

2018. The Part 2 Update to the CEI in 2019 established the “Pathway to Net Zero Carbon” that 

identifies 25 actions to achieve Guelph’s net zero carbon goal. Skyline’s commitment to the CEI 

include the following actions that are relevant for new buildings and developments: 

1 Incrementally increase the number of net zero new homes to 100% by 2030. 

 The building will be designed as Net Zero-ready. All electricity consumption from buildings in the 

Skyline Group of Companies’ portfolio is planned to be offset by Skyline Energy photovoltaics, 

making Skyline buildings carbon neutral by 2025.  

 

2 Incrementally increase the number of non-residential buildings that achieve Passive House levels 

of performance to 100% by 2030. 

 The building’s office component will target passive levels of performance. 

 

7 Air source heat pumps are added to 50% of residential buildings and 30% of commercial 

buildings by 2050. Ground source heat pumps are added to 20% of residential and 40% of 

commercial buildings by 2050. 

 The building’s water source heat pump system will be compatible with a future downtown district 

energy loop. 
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8 Solar photovoltaic (PV) systems are installed on 80% of all buildings by 2050. These PV systems 

provide on average 30% of consumption for building electrical load for less than 5 storeys and 

10% for multi-unit buildings greater than 5 storeys and commercial buildings. 

 The building will include building-mounted and rooftop-mounted solar photovoltaic systems that 

will provide meet the needs of at least 10% of the building’s average consumption. 

 

9 Heat pumps for hot water installations are scaled up to 80% of residential buildings by 2050, and 

50% of commercial buildings by 2050. 

 The building’s domestic hot water systems will be electric for net zero compatibility. 

 

11 A 16 MW seasonal storage district energy system is installed in the downtown area. 

 The building will include stub-outs for connection to any future district energy system. 

 

12 67 MW of energy storage is installed by 2050 to reduce the curtailment of the ground-mounted PV. 

 The building and site will be designed with approximately 500kw of storage to reduce the 

curtailment of PV. 

 

14 Local production is maximised, and additional renewable natural gas is imported to displace 

natural gas consumption in buildings. 

 The building’s connection to any future district energy would remove the requirement for natural 

gas heating and cooling. 

 

18 The cycling and walking mode share is increased. 

 The building will include large, secure bicycle storage rooms to facilitate bike commutes and 

shower facilities for end-of-trip cycling and running commutes. The Site’s location and context 

naturally supports active transportation models of travel. 

 

19 The percentage of trips that are rideshare is doubled by 2050. 

 The building will include two dedicated car share parking spaces. 

 

20 A car-free downtown is created by 2040. 

 The proposed parking reductions for residential and office space together with a comprehensive 

TDM program, including cycling facilities, unbundled parking, and availability of transit passes, 

which encourages a car-free lifestyle. 

 

22 100% of new passenger vehicles are electric by 2030. 

 The building will include EV Charging stations for 20% of parking spaces at the outset but with 

electrical service capable of increasing with demand to 100% over time. 

 

24 100% of new vehicles are autonomous by 2035. 

 The building’s parking garage will be made available for autonomous vehicle parking after the 

transition occurs. 
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6. Proposed Amendments 

6.1 Proposed Official Plan Amendment 

6.1.1 Existing Designation 

The Site is currently designated “Institutional or Office” Downtown Guelph Secondary Plan as part of 

the City of Guelph Official Plan. The Institutional/Office designation permits a range of office, 

community and institutional uses as well as compatible other employment uses. The permitted 

building height on the Site ranges between 3 and 6 storeys per Schedule D of the Secondary Plan.  

An amendment to the Official Plan is required given the proposed residential uses within the mixed-

use building and the proposed height are not in keeping with the Institutional or Office designation. 

 

6.1.2 Proposed Designation and Policies 

The proposed Official Plan Amendment seeks the following changes to Section 11 of the Guelph 

Official Plan and corresponding schedules, as they affect the Downtown Secondary Plan: 

(a) Redesignate the Site from “Institutional or Office” to the “Mixed Use 1” designation on 

Schedule C, maintaining the extent of the “Active Frontages” delineation on the Site (see 

Figure 14a); 

(b) Change the permitted building height for the Site from “3-6 storeys” to “3 to 25” storeys on 

Schedule D (see Figure 14b); and 

(c) Add a new site-specific policy as Section 11.1.7.3.9 that provides additional policy direction 

concerning 70 Fountain Street / 75 Farquhar Street.  

 

The proposed site-specific policy for the Site reads as follows: 

11.1.7.3.10  Notwithstanding Policy 11.1.7.2.1 and 11.1.7.2.3, the maximum permitted height 

is 25 storeys within the Mixed Use 1 designation for the property at 70 Fountain 

Street / 75 Farquhar Street. Further to Policy 11.1.7.2.3 h), any building taller than 

18 storeys will be required through implementing zoning to have a slender 

maximum tower floorplate size of 700 square metres for the portion of the building 

above the fourth storey, as measured along Farquhar Street. 
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6.2  Proposed Zoning By-law Amendment 

6.2.1 Existing Zoning 

The Site is currently zoned “Central Business District (CBD.1-1)” with site-specific provisions in the 

City of Zoning By-law (1995)-14864. The CBD.1 Zone permits a range of commercial uses including 

office and retail as well as dwelling units within mixed-use buildings containing permitted commercial 

uses. There are form and height regulations associated with the CBD.1 Zone; the CBD.1-1 site-

specific exception provides certain relief from parking and height regulations in the CBD.1 Zone. The 

Site is unaffected by the newly in-force Downtown Zoning By-law, which defers to the existing CBD.1 

Zone provisions of By-law (1995)-14864 concerning the Site. 

 

6.2.2 Proposed Zoning 

An amendment to the Zoning By-law is required for the Site to allow the proposed redevelopment of 

the Site. Rather than a modification to the existing CBD.1-1 Zone, the proposed Zoning By-law 

Amendment seeks to rezone the Site from the existing CBD.1-1 Zone to a Specialized Downtown 

Zone (D.1-#)(see Figure 15)as part of the City’s downtown update to the zoning by-law. This proposed 

approach is meant to make the Site’s zoning consistent with the remainder of Downtown Guelph 

subject to the recently approved zoning and further align with the Downtown Guelph Secondary Plan’s 

direction on design. 

 

The proposed by-law is as follows: 

 

PROPOSED ZONING: “Specialized Downtown 1 Zone” - D.1-# 

In accordance with Section 4 (General Provisions) and Section 14 (Downtown) of Zoning By-

law (1995)-14864, as amended, with the following site-specific exceptions: 

 

Maximum Tower Floorplate 

6.3.2.1.1 

&6.3.2.1.2 Notwithstanding Sections 6.3.2.1.1 and 6.3.2.1.2, the maximum Floorplate for 

any building over 18 storeys in height shall not exceed 700 square metres, 

which shall apply to each storey above the 7th storey. Sections 6.3.2.1.1 and 

6.3.2.1.2 will contain to apply for buildings that are 18 storeys or less in height.  

 

Minimum Building Step-backs 

6.3.2.1.3 In respect to Section 6.3.2.1.3: 

a) The required building Stepbacks of 3 metres will be applied beyond a 

building’s 4th storey as measured from the property’s highest finished 

grade. 

b) Notwithstanding Section 6.3.2.1.3, the minimum Stepback for any building 

over 18 storeys in height shall be 15 metres from the Front Lot Line and 

the Rear Lot Line for those portions of buildings above the 4th storey. 
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Minimum Tower Setbacks 

6.3.2.2.3.1 Notwithstanding Section 6.3.2.2.3.1, additional Tower setbacks are not 

required further to those required building Stepbacks required per Section 

6.3.2.1.3 and the associated site-specific modifications. 

 

Maximum Building Height 

6.3.2.3.1.1 Notwithstanding Section 6.3.2.3.1.1, the minimum Building Height shall be 3 

storeys and the maximum Building Height shall be 25 storeys. 

 

Active Entrances 

6.3.2.4.1.5 Notwithstanding Section 6.3.2.4.1.5, the minimum number of Active Entrances 

to the first Storey on the Exterior Side Yard building façade (Fountain Street) 

shall be 1, regardless of the length of area identified as Active Frontage area. 

 

Active Uses 

6.3.2.4.1.7 Notwithstanding Section 6.3.2.4.1.7, Active Uses are not required along the 

Street Line of Farquhar Street that is part of the Active Frontage Area. 

 

Minimum Parking 

6.3.2.5.1 Notwithstanding Section 6.3.2.5.1, the minimum number of parking spaces for: 

(i) Apartment Buildings shall be 0.70 spaces per unit plus the 0.05 visitor 

parking space per unit required by Section 6.3.2.5.1.1. 

(ii) Office shall be 1 parking space per 91 square metres of Gross Floor Area. 

(iii) Shared parking between permitted uses is allowed. 

 

Parking Setback 

6.3.2.5.2.1.4 Notwithstanding Section 6.3.2.5.2.1.4, a Parking Area within a parking garage 

may be located within the first Storey of a Building up to and at the Side Lot 

Line (Fountain Street) provided it is at least 10 metres from the Front Lot Line 

(Wyndham). 

 

Corner Sight Triangle 

4.6.1 Notwithstanding Section 4.6.1, a corner site triangle is not required. 
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Table 1: Proposed Redevelopment’s Compliance Summary with D.1 Zone 

 
Row By-law 

Section 
Regulation Requirement Proposed Compliance 

A 6.3.1.1 Permitted Uses Multiple Uses Mixed Use Building 
Retail Establishment 
Apartment Building 
Restaurant 
Service Establishment 
Office 

Yes 

B 6.3.1.1 (6) Active Frontage Uses No dwelling Units in 
Cellar, Basement, or 
on main floor level  

None Yes 

C 6.3.2.1.1 Maximum Floorplate (7th 
and 8th Storeys) 

1,200 square metres 645 square metres Yes 

D 6.3.2.1.2 Maximum Floorplate 
(above 8th Storey) 

1,000 square metres 
and length-to-width 
ratio of 1.5:1 

645 square metres and 
1:1.1 

Yes 

E 6.3.2.1.3 Minimum Building 
Stepback (above 4th 
storey) 

3 metres 17.5 m (Wyndham) 
0 (Fountain) * 
3.0 m  (Farquhar) 

Yes 

No 

Yes 

F 6.3.2.2.2 Minimum Tower 
Separation (portion above 
12th storey) 

25 metres to same 
portion on another 
tower 

No nearby towers Yes 

G 6.3.2.2.3.1 Minimum Tower Setback 
(at or below 12th storey) 

6 metres from Side 
and Rear Lot Line 

3.0 m (Farquhar) 
3.0 m (Fountain) 
19.3 m (Rear) 

No 

No 

Yes 

H 6.3.2.2.3.2 Minimum Tower 
Separation (at or below 
12th storey) 

12 metres to same 
portion on another 
tower 
 

No nearby towers Yes 

I 6.3.2.3.1.1 Minimum Building Height 
Maximum Building Height 

3 storeys** 
6 storeys** 

25 storeys 
25 storeys 

Yes 

No 

J 6.3.2.4.1.1 Maximum Yard Setbacks 
along Active Frontage 
(Street Line >35 metres) 

0 for Exterior Side 
Yard Setback for 
minimum of 75% of 
Street Line; 2 metres 
for remainder 

0 (Farquhar) 
 
 
 
 

Yes 
 

K 6.3.2.4.1.2 Maximum Yard Setbacks 
along Active Frontage 
(Street Line < 35 metres) 

0 for Front Yard 
Setback 

0 (Wyndham) Yes 

L 6.3.2.4.1.4 Minimum First Storey 
Building Height 

4.5 metres 8.2 m (Wyndham) 
5 m (Farquhar) 
5 m (Fountain) 

Yes 
Yes 
Yes 

M 6.3.2.4.1.5 Minimum number of 
Active Entrances to first 
storey on Front and/or 
Exterior Side Yard 
Building frontage 

1 for every 15 metres 
of Street Line 
identified as Active 
Frontage Area (at 
least 1 required) 

Wyndham – 2 (32.8 m 
frontage) 
 
Farquhar – 1 (32.3 m 
of frontage) 

Yes 
 
 

No 

N 6.3.2.4.1.5.1 Active Entrance height Within 0.2 metres 
above or below 
Finished Grade 

Entrances will be at 
grade 

Yes 

O 6.3.2.4.1.6 Minimum surface area of 
the first Storey façade as 
Transparent Window 
and/or Active Entrances 

60% measured from 
Finished Grade up to 
a height of 4.5 metres 
facing public Street 

80% (Wyndham) 
60% (Farquhar) 

Yes 
Yes 

P 6.3.2.4.1.7 Minimum Active Uses To occupy 60% of the 
Street Line 

100% (Wyndham) 
30% (Farquhar) 

Yes 

No 
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Q 6.3.2.4.1.8 Non-Residential 
Driveways 

None at grade or in 
first Storey for the first 
6 metres of depth 
measured in from 
Street Line 

62.7 metres (Fountain) Yes 

R 6.3.2.5.1 Minimum Parking Spaces Apartment: 180 + 9 

Retail/Service: 4 

Office: 92 

Total: 285 

Residential: 124 + 9  

Retail/Service: 4  

Office: 70 

Total: 207 

No 

Yes 

No 

No 

S 6.3.2.5.2.1.2 Minimum Underground 
Parking Setback 

0 0 Yes 

T 6.3.2.5.2.1.4  Parking Area within 1st 
Storey 

Prohibited from 
locating within 4.5 
metres of the Street 
Line 

None (Farquhar / 
Wyndham) 
 
Exposed portion of 
underground parking 
garage at 0 (Fountain) 

Yes 
 
 

No 

U 6.3.2.5.3 Minimum Bicycle Parking 
Space (Long-Term) 

Residential: 123 
Retail: 1 
Office: 11 
Total: 135 

Residential: 123 
Retail: 1 
Office: 11 
Total: 135  

Yes 
Yes 
Yes 
Yes 

V 6.2.2.5.3 Minimum Bicycle Parking 
Space (Short-Term) 

Residential: 13  
Retail: 2  
Office: 1  
Total 16 

Residential: 13  
Retail: 2  
Office: 1  
Total 16 

Yes 
Yes 
Yes 
Yes 

W 6.3.2.7 (1) Minimum Front Yard or 
Exterior Side Yard 

0 0 Yes 

X 6.3.2.7 (2) Maximum Front Yard or 
Exterior Side Yard 

4 metres or per 
6.3.2.4 for active 
frontages 

0 Yes 

Y 6.3.2.7 (3) Minimum Side Yard 0 0 (Farquhar) 
0 (Fountain) 

Yes 
Yes 

Z 6.3.2.7 (4) Minimum Rear Yard 0 0.89 metres Yes 

ZA 6.3.2.7 (6) Access to Parking Area Limit of 1 driveway 
(non-residential) with 
a minimum width of 6 
metres  

1 access (Fountain) 
with width of 6 metres 

Yes 

ZB 6.3.2.7 (14) Minimum Floor Space 
Index 

1.5 11.2 Yes 

ZC 4.16.1 Corner Sight Triangle 9 x 9 metres 0 No 

ZD 4.9.1  Garbage Storage Only within the 
principal Building, 
accessory Building or 
Structure, or in 
container (Side Yard 
or Rear Yard)  

Within principal 
building 

Yes 

 

 Proposed site-specific regulation 

* Building Stepback of 3 metres occurs above 5th storey facing Fountain Street given site grades. 

** Equivalent height if D.1 Zone were to apply based on Secondary Plan (CBD.1 Zone currently applies)  
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6.2.3 Site-Specific Modification 

A summary of the proposed site-specific regulations for the proposed redevelopment and the rationale 

for the request is provided below. 

 

1. Maximum Tower Floor Plate 

Proposed Regulation: 

Notwithstanding Sections 6.3.2.1.1 and 6.3.2.1.2, the maximum Floorplate for any building 

over 18 storeys in height shall not exceed 700 square metres, which shall apply to each storey 

above the 7th storey. Sections 6.3.2.1.1 and 6.3.2.1.2 will contain to apply for buildings that are 

18 storeys or less in height. 

 

Rationale: 

This site-specific modification substantially decreases the maximum tower floor plate 

regulation by approximately 30% to 40%. This is meant to ensure a very slender tower form for 

any building in excess of 18 storeys on the Site for the purposes of minimizing direct and 

impact impacts associated with the taller building form. It demonstrates Skydevco’s 

commitment to a slender tower form and “locks in” this form of tower massing for the Site. 

 

2. Building Stepbacks 

Proposed Regulation: 

In respect to Section 6.3.2.1.3: 

a) The required building Stepbacks of 3 metres will be applied beyond a building’s 4th storey 

as measured from the property’s highest finished grade. 

b) Notwithstanding Section 6.3.2.1.3, the minimum Stepback for any building over 18 storeys 

in height shall be 15 metres from the Front Lot Line and the Rear Lot Line for those 

portions of buildings above the 4th storey. 

 

Rationale: 

Part a) of this site-specific modification addresses a technicality related to the Site’s grade 

differential, recognizing that portions of the P1 level of the proposed building’s underground 

parking garage is exposed on the Fountain Street ground floor (Farquhar Street base with four 

exposed storeys; Fountain Street base with five exposed storeys). It allows for a continuous 

building podium profile at 4 storeys along Farquhar Street, a desirable design condition facing 

Downtown and the Central Station, rather than dropping the entire podium base one storey to 

satisfy the regulation. 

 

Parts b) and c) of this site-specific modification substantially increases the minimum step-

backs to front lot line (3 metres to 15.0 metres) and rear lot line (3 metres to 17.5 metres) for 

the portion of a building over 4 storeys. This is meant to generally “lock-in” the tower’s 

positioning in the centre of the podium, providing substantial, balanced separation to both the 

Wyndham Street streetscape and residential properties to the rear of the lot. 
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3. Minimum Step-backs and Tower Setbacks 

Proposed Regulation: 

Notwithstanding Section 6.3.2.2.3.1, additional Tower setbacks are not required further to 

those required building Stepbacks required per Section 6.3.2.1.3 and the associated site-

specific modifications. 

 

Rationale: 

This site-specific modification removes the requirement for additional tower setbacks over and 

above the 3 metres required by the above minimum step-backs.This modification is meant to 

recognize the narrow width of the Site and the compact, slender floorplate that is regulated per 

the decreased maximum tower plate size above. The proposed slender point tower form does 

not necessitate additional tower setbacks. 

 

4. Maximum Building Height 

Proposed Regulation: 

Notwithstanding Section 6.3.2.3.1.1, the minimum Building Height shall be 3 storeys and the 

maximum Building Height shall be 25 storeys. 

 

Rationale: 

This proposed site-specific modification reflects the increased building height for the Site, as 

outlined and justified in the section above for the proposed Official Plan Amendment. 

 

5. Active Entrances 

Proposed Regulation: 

Notwithstanding Section 6.3.2.4.1.5, the minimum number of Active Entrances to the first 

Storey on the Exterior Side Yard building façade (Fountain Street) shall be 1, regardless of the 

length of area identified as Active Frontage area. 

 

Rationale: 

This proposed site-specific modification reflects the falling grade from Farquhar Street along 

Wyndham Street.The proposed design has a double-storey height for the retail space on the 

Wyndham Street face of the building.  This space flanks Farquhar Street for the first 12 

metres, approximately, extending from the building’s southwest corner at Wyndham; however, 

only the upper portion of tall retail space is exposed, featuring extensive glazing level with 

Farquhar to provide daylight into the retail unit below. While this portion of the wall contributes 

to the transparent wall proportions regulated by the zoning, it does not provide opportunity for 

an Active Entrance.  The remaining portion of the Active Frontage Area along Farquhar Street 

is approximately 20 metres in length, which is appropriate with the one main building entrance 

proposed per the zoning intent. 
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6. Active Uses 

Proposed Regulation: 

Notwithstanding Section 6.3.2.4.1.7, Active Uses are not required along the Street Line of 

Farquhar Street that is part of the Active Frontage Area. 

 

Rationale: 

This site-specific modification is requested for the same reason outlined above concerning 

Active Entrances concerning the raised height of the Farquhar Street ground level and the 

flanking double-storey height retail space. This space represents approximately 30% of the 

length of the Active Frontage Area along Farquhar Street and retail and service commercial is 

a permitted “Active Use”; however, the design likely does not meet the intent of the by-law, 

namely interaction and accessbetween pedestrians along the sidewalks and storefronts.The 

remainder of the Active Frontage Area is comprised of office and residential lobby space, 

which, although it does lend to activity and interaction along the street, is not an “Active Use” 

per the D.1 Zone. Office uses on the ground floor are permitted by Section 11.1.7.3.4 of the 

Secondary Plan and are appropriate for this flanking side street. Additional ground level retail 

space along Farquhar Street in this remainder is not warranted given the amount proposed 

along Wyndham Street on the Site.  

 

7. Minimum Parking 

Proposed Regulation: 

 Notwithstanding Section 6.3.2.5.1, the minimum number of parking spaces for: 

(i) Apartment Buildings shall be 0.70 spaces per unitplus the 0.05 visitor parking space per 

unit required by Section 6.3.2.5.1.1. 

(ii) Office shall be 1 parking space per 91 square metres of Gross Floor Area. 

(iii) Shared parking between permitted uses is allowed. 

 

Rationale: 

The proposed site-specific modification reflects the intent to support the use of public transit 

use by office tenants and apartment residents. Minimum parking reductions are contemplated 

by Section 11.1.4.1.4 of the Downtown Guelph Secondary Plan (as well as the Growth Plan, 

subject to a parking study. Paradigm’s TIA report includes a comprehensive study concerning 

the proposed parking reduction, which supports the reduction given reasons of proximity of 

intra-regional and local transit, existing modal share attributes, active transportation 

infrastructure, shared and unbundled parking and other TDM initiatives. Further to this, 

reductions to the residential parking requirement are consistent with the zoning approach of 

other municipalities concerning reduced standards for small units, such as the proposed one-

bedroom units. The transit-orientation of the proposed building and this reduced parking 

standard directly supports the achievement of Action 20 of the CEI regarding a car-free 

Downtown Guelph by 2040. 
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8. Parking Setback 

Proposed Regulation: 

Notwithstanding Section 6.3.2.5.2.1.4, a Parking Area within a parking garage may be located 

within the first Storey of a Building up to and at the Side Lot Line (Fountain Street) provided it 

is at least 10 metres from the Front Lot Line (Wyndham). 

 

Rationale: 

This site-specific modification addressed a technicality due to the Site’s grade differential, 

recognizing that portions of the P1 level of the proposed building’s underground parking 

garage is exposed on the Fountain Street ground floor (Farquhar Street base with four 

exposed storeys; Fountain Street base with five exposed storeys).This modification ensures 

that parking spaces on the P1 level do not occupy the building’s Active Frontage area along 

Wyndham Street. The building elevations demonstrate that southern portion of the façade is 

not a “blank wall” and is animated on the retail flankage facing Fountain Street. 

 

9. Corner Sight Triangle 

Proposed Regulation: 

Notwithstanding Section 4.6.1, a corner site triangle is not required. 

 

Rationale: 

This site-specific modification reflects the fact that the existing building is positioned at the 

Site’s lot lines along Wyndham, Farquhar and Fountain, within the required corner sight 

triangles; the proposed new building uses that same footprint position for the building base 

and does not create additional obstructions. The space between the existing sidewalks and 

side lot lines of Fountain Street and Farquhar Street is substantial, approximately 10 metres 

and 3.5 metres respectively, which is a mitigating factor. As well, the size and extent of the 

regulations for corner sight triangle is acknowledged as “antiquated” in Guelph’s 

comprehensive zoning by-law process and need updating.  
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7. Conclusions 

Skydevco is proposing an Official Plan Amendment and Zoning By-law Amendment for itsSitelocated 

on Wyndham Street, between Farquhar Street and Fountain Street, in Guelph. The proposed Official 

Plan Amendment would redesignate the subject to a “Mixed Use 1” designation with a site-specific 

policy for the increased building height.The proposed Zoning By-law Amendmentwould rezone the site 

to a “D.1 Zone” with site-specific modifications tailored to the proposed redevelopment’s form and 

design. The proposed Amendments would allow the proposed 25-storey mixed-use building.   

 

The assessment in this Planning Justification Report concludes that the proposed redevelopment 

satisfies relevant goals and objectives of the Provincial and City planning policies. Specifically, the 

proposed redevelopment of the Site: 

•  Supports the broader growth and intensification directives that encourage development in 

built-up, serviced areas containing existing community facilities; 

•  Is a true mixed-use development that integrates ground floor retail, a significant office 

component and residential units above; 

•  Is transit-supportive with alocation facing the Central Transit Station, its compact and intense 

form, and the comprehensive TDM strategy concerning transit support and parking measures; 

•  Provides a range of a mix of compact unit sizes as part of a rental building, diversifying 

housing choice in Downtown Guelph, designed specifically to target to residents looking for 

car-free or car-reduced opportunities as part of a downtown lifestyle; 

•  Intends to consolidate Skyline’s office headquarters in Downtown Guelph as part of a new, 

contemporary office space that will accommodate in the order of 300 employees; 

•  Creatively conserves and integrates the existing building’s identified heritage attributes in a 

balanced approach between conservation with other policy objectives of active ground floors 

and sustainable building envelopes; 

•  Provides a compatible development form with a compact tower atop a lower building base, 

together with massing and architecture that fits with the surrounding urban fabric; and 

•  Embraces sustainability related to its prominent location for sustainable travel means together 

with a building design that will further Guelph’s “net zero” target for the community. 

 

For the reasons outlined in this report, it is our opinion that the proposed Official Plan Amendment and 

Zoning By-law Amendment are appropriate, desirable and represent good planning. They 

appropriately consider and address the matters of provincial interest in Section 2 of the Planning Act 

that municipalities must have regard to in making decisions. They are consistent with the 2014 

Provincial Policy Statement and conform to and do not conflict with the 2019 Growth Plan for the 
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Greater Golden Horseshoe. They conform to the intent and general policies of the Guelph Official 

Plan. The proposed modifications to the Downtown Guelph Secondary Plan and proposed zoning 

provide a development form that optimizes the use of land and infrastructure on this Site with a mix of 

use and intensity of form that better reflects the Provincial policy direction concerning transit-

supportive land use patterns.  

 

Respectfully submitted, 

 

 

 

 

 

 

Hugh Handy, MCIP, RPP  Kevin Muir, MCIP, RPP, LEED AP 

Senior Associate  Senior Planner
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City Hall 
1 Carden St 
Guelph, ON 

Canada 
N1H 3A1 

 
T 519-822-1260 

TTY 519-826-9771 
 

guelph.ca 

July 3, 2019 

Skyline Commercial Real Estate Holdings Inc. 

5 Douglas St   

Guelph, ON N1H 2S8 

sreeve@skylineonline.ca 

Dear Ms. Reeve  

The City of Guelph would like to thank you for attending the Development Review 

Committee meeting on June 12, 2019 to discuss the proposal and complete application 

requirements for the lands located at 75 Farquhar St. 

Please see the attached form where staff have identified the required planning 

applications, studies and plans needed to be able to deem your formal application(s) 

complete under the Planning Act. 

If there are any questions please contact the undersigned or the specific department 

staff noted on the attached form. 

 

Chris DeVriendt 

Manager of Development Planning 

Planning Services 

Infrastructure, Development & Enterprise 

T 519-822-1260, ext. 2360 

F 519-822-4632 

E chris.devriendt@guelph.ca 

Attachments:  

1. Mandatory Pre-consultation Requirement Summary  
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Mandatory Pre-Consultation Summary 

Site Address: 75 Farquhar St 

Existing Official Plan Designation: Institutional or Office 

Existing Zoning: Specialized CBD.1 (CBD.1-1) Zone 

Application Type: 

Official Plan Amendment  

Zoning By-law Amendment   

Application Fees: 

Application City of Guelph 

Major Official Plan/ Zoning 

By-law Amendment 

 

 

Major Zoning By-law Amendment- $20,272.72  
(minus DRC fee paid= $416.00)  
 
=19,856.72  
*Based on 2019 Development Fee Schedule  

 

Submission Requirements 

Reports, Studies, Plans 

(see Appendix for additional details) 

 Required Paper 

Copies 

Notes/Staff  

Completed Application Form (s) 
X 1 

With original 

Signature 

Conceptual Site Plan X 24  

Property Survey X 12  

Planning Justification Report 

X 

10 PJR to address 
affordable housing 
objectives and 
sustainability goals  

Draft Proposed Zoning By-law 

Amendment 
X  

Include in PJR  
 

Draft Proposed Official Plan 

Amendment 
X  

Include in PJR  
 

Urban Design Brief  X 6  

Building Elevations/Renderings X 6  

X 

X 
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Height Survey of Adjacent Buildings X 6  

Pedestrian Level Wind Study X 6  

Sun and Shadow Study X 6  

Functional Servicing Report X 12  

Storm Water Management Report X 12  

Site Servicing Plan X 12  

Traffic/Transportation Impact Study X 8  

Truck Turning/Movement Plan X 8  

Hydrogeology Study X 12  

Geotechnical/Soil Report X 12  

Noise Study X 6  

Vibration Study X 6  

Archaeological Report X 6  

Cultural Heritage Impact Assessment X 6  

Phase I Environmental Site 

Assessment 
X 12 

 

Digital Submission of all plans/reports 

PDF 
X  

All plans/reports 

Additional Staff Comments: 

Planning Review - Katie Nasswetter/Stacey Laughlin 

The proposed 20 storey office/residential building would require site specific Official 

Plan and Zoning By-law amendments.  

 

Based on the submitted proposal, the following studies are needed for Planning review: 

 A Planning Justification Report – prepared by a registered professional planner 

justifying the need for the proposed amendments and how the application 

represents good planning within the Guelph Official Plan policy framework, 

specifically the Downtown Secondary Plan (DSP). The Planning Justification 

Report should also consider Guelph’s affordable housing targets and provide a 

specific explanation of how the proposal would meet the goals of Guelph’s 

Community Energy Initiative including how it would contribute to meeting 

Guelph’s goal of reaching Net Zero Carbon by 2050. 

  A parking study is required to justify the proposed reduction in parking  

  Noise and vibration studies including consideration of the nearby CN/Metrolinx 

line. Staff suggest checking with CN and Metrolinx early for specific requirements 

they may have. The noise study will be reviewed by Engineering staff but 

vibration study may be peer reviewed at the applicant’s cost.   
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Planning staff do not support the proposed development. It does not meet key DSP 

policies around use, height and built form, and furthermore, is incompatible with the 

surrounding lower density built heritage neighbouhood.  

 

The DSP, approved in 2012, sets out the goals, land use and built form structure for 

downtown to 2031, planning for 150 people and jobs per hectare and accommodating 

8500 residents and 7500 jobs, as well as generally increasing the number of office jobs 

downtown. Based on our data, we are generally on track to meeting these targets.  

 

The Provincial Growth Plan, “A Place to Grow” directs that downtown should serve as a 

high-density major employment centre that will attract provincially, nationally, or 

internationally significant employment uses. This property is designated ‘Institutional or 

Office’ – residential is not a permitted use here.  

 

In addition to uses, the DSP has a detailed building height schedule. This property is 

permitted a maximum building height of 6 storeys. Through the DSP, Planning explored 

appropriate places for taller buildings within the historic context of downtown Guelph – 

this property was not identified as an appropriate location for taller buildings. 

The proposal disregards the community structure established by the DSP both from a 

land use perspective and built form perspective and would not be supported. We 

encourage you to revisit this proposal and come back with something that fits within the 

policies of the Downtown Secondary Plan.    

   

Urban Design Review - David DeGroot 

 An urban design brief is required. See the City’s Urban Design Brief Terms of 

Reference. 

 A quantitative wind study will be required. See City’s Pedestrian Level Wind 

Studies Terms of Reference. 

 A shadow study is required. See the City’s Sun and Shadow Study Terms of 

Reference. 

 A peer review architectural process will be required as part of review process. 

The architectural peer review process will be at the applicant’s expense. 

 Review the Downtown Streetscape Manual and Built Form Standards in the 

preparation of any application. 

Heritage Planning Review - Stephen Robinson 

70 Fountain Street East (also known as 75 Farquhar Street) is listed as a non-

designated property on the Municipal Register of Cultural Heritage Properties under 

section 27 of the Ontario Heritage Act. The listing of non-designated properties in the 

http://guelph.ca/wp-content/uploads/UrbanDesignBriefTerms.pdf
http://guelph.ca/wp-content/uploads/UrbanDesignBriefTerms.pdf
https://guelph.ca/wp-content/uploads/Terms-of-Reference-for-Wind-for-the-City-of-Guelph-Guidelines-19-05-27.pdf
https://guelph.ca/wp-content/uploads/Terms-of-Reference-for-Wind-for-the-City-of-Guelph-Guidelines-19-05-27.pdf
https://guelph.ca/wp-content/uploads/Guelph-Sun-Shadow-Study-Terms-of-Reference-19-05-27.pdf
https://guelph.ca/wp-content/uploads/Guelph-Sun-Shadow-Study-Terms-of-Reference-19-05-27.pdf
https://guelph.ca/plans-and-strategies/placemaking/
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heritage register provides interim protection for sites undergoing change by requiring 

owners to provide the City with at least 60 days notice of their intention to demolish or 

remove a building or structure on the property.  

If an intention to demolish a listed (non-designated) heritage property has been 

indicated either through a development proposal, building permit or demolition permit, 

the proponent must make a complete Heritage Review application requesting that 

Council consider removal of the subject property from the heritage register. The 

Heritage Review application guide and application form can be found in the Heritage 

Register section at www.guelph.ca/heritage. 

Development proposals that involve cultural heritage resources may require the 

proponent to provide a Cultural Heritage Impact Assessment (CHRIA) as part of a 

complete development application.  A complete CHRIA must address impacts to the 

subject property as well as any impacts to adjacent protected heritage properties. The 

subject property is adjacent to two protected heritage properties – 72 Farquhar Street 

and 81 Farquhar Street.  

A Stage 1 Archaeological Assessment by a licensed consultant archaeologist would be 

required as part of a complete development application. 

Heritage Planning staff are not supportive of demolition of the existing listed heritage 

building but would be willing to discuss options for incorporation and rehabilitation of the 

listed heritage building within an appropriate development concept. 

Environmental Planning Review - Chris Lorenz 

A hydrogeological investigation should be undertaken to support the characterization of 

groundwater resources and to provide recommendations in accordance with the City’s 

water resource Official Plan policies. Impacts to the groundwater regime resulting from 

temporary or permanent dewatering activities must be avoided. Incorporation of Low 

Impact Development (LID) as part of the stormwater management approach is 

encouraged.   

Parks Planning Review - Tiffany Hanna 

Park Planning recommends payment in lieu of conveyance of parkland for the proposed 

development. Conveyance of parkland isn’t recommended for the subject development 

as the site is too small to obtain a parcel large enough to meet the cities polices for 

parkland dedication.  

 

http://www.guelph.ca/heritage
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Payment of cash-in-lieu (CIL) of parkland conveyance shall be required pursuant to s. 

42 of the Planning Act, and in accordance with City of Guelph By-law (2019)-20366, as 

amended by By-law (2019)-20380 or any successor thereof. The calculation of the 

parkland dedication rate will depend on the details of the approved development and 

rate in effect at the time of the issuance of the first building permit. Please also note with 

the passing of Bill 108 the way in which parkland dedication may change. 

Engineering Review Development - Shophan Daniel 

 FSR and stormwater management report 

 Grading & Drainage Plan (existing/proposed grades) 

 Site Servicing Plan, Servicing capacities will be reviewed once we receive the 

application 

 Survey of the property 

 Geotechnical report 

 Noise Study to be provided as per City's noise guidelines. 

 ESA phase 1 as per city guidelines 

 Additional items may be required during the review of the application 

Traffic Review - Julie Tot 

 

Access locations will be reviewed in conjunction with the transportation impact study.  

The access design (width and radius) shall be in accordance with the Development 

Engineering Manual (DEM). 

 

A traffic geometric plan will be required for the garbage and loading trucks entering and 

exiting the site. This plan will be done using AutoTurns software and endorsed by a 

professional engineer. 

 

A scoped transportation impact study (TIS) will be required to illustrate the impacts the 

proposed development traffic will have on the surrounding road network. The City's TIS 

guidelines will need to be followed, including the intersection sight line triangle 

calculations. A terms of reference for the study will be submitted to Transportation 

Services for review and comment prior to the submission of the report. 

 

Consider the following Transportation Demand Management (TDM) comments: 

 Location of bike storage room on ground floor of the building is ideal 

 Any underground bike parking should be located on first level, near stairs or 

elevators in order to minimize internal circulation amongst cars backing up with 

limited visibility 

 Bike storage should be designed for horizontal bike racks. These can be stacked 

https://guelph.ca/wp-content/uploads/Guelph-Noise-Control-Guidelines.pdf
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if necessary to utilize space efficiently, but must include an easy-to-use system to 

be accessible to people with lower upper body strength. Several bike parking 

spots should be designed for oversized bikes such as cargo's and recumbents  

 Equip a minimum of 20% of required parking with EV charging equipment, in 

support of the City's official plan objectives to reduce GHG emissions from the 

transportation sector 

 Include TDM information in the lobby: bus schedules, bike routes, information 

about carshare services (e.g. Vrtucar)  

 Consider unbundled parking to encourage only those who need it to purchase or 

rent a space 

 

Upper Grand District School Board 

 

We offer the following comments with respect to 75 Farquhar St:   

 That Education Development Charges shall be collected prior to the issuance of 

building permits 

 That the developer shall agree in the site plan agreement that adequate 

sidewalks, lighting and snow removal (on sidewalks and walkways) will be 

provided to allow children to walk safely to school or to a designated bus pickup 

point. 

 That the developer shall agree in the site plan agreement to advise all 

purchasers of residential units and/or renters of same, by inserting the following 

clause in all offers of Purchase and Sale/Lease: 

"In order to limit liability, public school buses operated by the Service de transport 

de Wellington-Dufferin Student Transportation Services (STWDSTS), or its 

assigns or successors, will not travel on privately owned or maintained right-of-

ways to pick up students, and potential busing students will be required to meet 

the bus at a congregated bus pick-up point."  
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Notes 

1. The purpose of this document is to identify the information required to commence 

processing a complete application as set out in the Planning Act. Pre-consultation does 

not imply or suggest any decision whatsoever on the part of City staff or the Corporation 

of the City of Guelph to either support or refuse the application. Comments provided at a 

pre-consultation are preliminary and solely based on the information submitted for 

review at that time. 

2. The Planning Act timelines associated with a formal full application will not begin if that 

application is submitted without the information identified in the mandatory pre-

consultation meeting, and all of the required fees paid. 

3. When a full application is made, the cheque for the application fee may be processed 

immediately; however this does not constitute the application being deemed complete 

for Planning Act purposes. 

4. Digital copies of the all the reports/studies are required to be submitted in PDF format as 

part of the application. Plans are to be submitted in JPEG format. 

5. The City of Guelph may require the peer review of a technical report submitted by the 

applicant. If this is required, the applicant will be advised and will be charged a fee equal 

to the cost of the peer review. 

6. Once an application has been submitted, deemed complete and circulated for 

comments, it may be determined that additional studies/ reports or information will be 

required as a result of issues arising during the review of the application. The applicant 

will be required to provide this at their expense. 

7. An application submitted without the requisite information and number of copies 

identified in the pre-consultation letter will not be considered a complete application. 

8. This document and the comments expire 6 months from the day of signing or at the 

discretion of the Manager of Planning or his/her designate. If after 6 months no 

applications are received, staff may identify a need for an additional pre-consultation 

meeting prior to submission.  

9. There may also be financial requirements arising from the applications, including, but not 

limited to, park dedication, development charges, payment of outstanding property 

taxes, deferred local improvements charges, costs of lifting 0.3 metre reserves, and 

reimbursement for road widening acquisition or road improvements. 
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Appendix – Reports and Plans Summary 

Archaeological Assessment Report 

Required for all applications in or near areas of archaeological potential, as determined 

by Planning Staff.  A report must be completed in accordance with Provincial 

requirements in or near areas of archaeological potential. 

Building Elevations/Renderings 

Drawings or Plans which illustrate the exterior design of the building including the 

proposed building materials. Drawings can be either 2- dimensional or 3 dimensional. 

Drawing sets in colour are preferred. 

Planning Justification Report 

A Registered Professional Planner must submit a report providing planning justification 

for the proposed amendment in light of the principals, objectives and policies of the 

City’s Official Plan and the technical studies accompanying the application. The goal of 

the report is to document how the proposed departure from the local policies and 

regulations represents good planning and is in the public interest. There are terms of 

reference that are to be followed as set out by the City of Guelph. 

Conceptual Site Plan Layout 

Concept plan showing the proposed development in context of adjacent lands including 

land. The plan is to show all buildings, land uses, sidewalks, driveways, street trees, 

street intersections and any other natural or made elements. 

Cultural Heritage Impact Assessment Report 

A Heritage Impact Assessment demonstrates how new development involving a 

heritage resource will preserve, protect, improve and/or manage heritage resources. 

Draft Official Plan Amendment 

The applicant must provide proposed amended Official Plan text and/or map 

amendments for consideration. 

Draft Plan of Subdivision and/or Draft Plan of Condominium 

The information required on plans is to be in accordance with the Planning Act and its 

regulations. All drawings are to be folded approximately to 8.5 x 11. 

Stormwater Management Report 

Stormwater management reports address a number of engineering issues. There are 

terms of reference that are to be followed as set out by the City of Guelph. 
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Urban Design Brief 

Required for all applications where, in the opinion of the Senior Urban Designer. Urban 

Design Briefs will be required in larger projects and in key areas within the City’s urban 

structure such as the Downtown, Mixed Use Nodes, and Intensification corridors in 

addition to sensitive infill. The Urban Design Brief is one of the City’s tools to ensure 

that new development has been consciously examined and evaluated on sites, and 

provided design solutions that are context-sensitive and respond to urban design policy 

context. It will also help co-ordinate and articulate how the elements of the public and 

private realm will work together.  The Design Brief shall explain and illustrate why the 

proposed development represents the optimum design.  Contact the City Planning 

department for the terms of reference for the Urban Design brief. 

Streetscape Plan 

A plan that identifies how the area of the property in the private realm will intergrate with 

the existing or proposed streetscape design in the public realm. The plan generally 

needs to identify paving and planting materials.  

Functional Servicing Report 

Functional servicing studies address how the site will be serviced. There are terms of 

reference that are to be followed as set out by the City of Guelph Engineering 

Department. 

Tree Inventory and Preservation Study 

Required when a site contains woodlots, tree stands or hedgerows. A tree survey must 

be prepared by a qualified professional, identifying all existing trees, their type, size and 

condition, those trees proposed to be removed and retained, and the methods to be 

used to ensure preservation of those trees to be retained. 

Traffic/Transportation Impact Study 

The purpose of a Traffic Impact Study is to identify the need for modifications to the 

city’s transportation system regarding a new development/redevelopment by estimating 

the travel demands related to the development and assessing the impacts that the 

development would have on the present and future transportation system. 

Transportation Demand Management (TDM), transit and non-motorized modes will all 

be taken into account in estimating travel demand. . There are terms of reference that 

are to be followed as set out by the City of Guelph. 

Truck Turning/Movement Plan 

This plan illustrates how delivery trucks and /or garbage trucks will load and unload 

materials on the site and the location of travel through the site. 

http://guelph.ca/wp-content/uploads/UrbanDesignBriefTerms.pdf
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Geotechnical/Soils Report 

The purpose of the investigation will be to determine the type of soil, its engineering 

properties, bearing capacity, soil permeability, location of groundwater, and to verify 

whether contamination is present.  

Noise and Vibration Study 

A noise and/or vibration study determines the impact on adjacent developments and 

recommends mitigation measures. 

Sun and Shadow Study 

Sun and shadow studies may be required in support of development applications to 

demonstrate that the height and/or location of a proposed building will be compatible 

with and not cause excessive shade on the surrounding neighbourhood including parks, 

adjacent residential uses, public open space, private amenity space and retail streets. 

 

Pedestrian Level Wind Study 

Pedestrian level wind studies may be required for proposed mid-rise or high-rise 

buildings in order to assess the potential wind comfort and, where necessary, to 

mitigate predicted, negative wind impacts on and around the proposed development 

site. 

Heritage Impact Study 

Required as determined by Planning Staff for any property designated pursuant to the 

Ontario Heritage Act, identified on the City’s Inventory of Heritage Resources, or for any 

property located adjacent to a designated or otherwise inventoried property. 

Market Impact Study 

The purpose of this study is to address the existing market and potential impacts of an 

application. These studies will be evaluated by the City on the basis of a peer review to 

be undertaken at the applicant`s expense. A site specific Terms of reference will be 

provided. 

https://guelph.ca/wp-content/uploads/Guelph-Sun-Shadow-Study-Terms-of-Reference-19-05-27.pdf
https://guelph.ca/wp-content/uploads/Terms-of-Reference-for-Wind-for-the-City-of-Guelph-Guidelines-19-05-27.pdf

